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LAWRENCE-LEITER AND COMPANY
MANAGEMENT CONSULTANTS

427 West Twelfth Street
Kansas City, Missouri 64105
(816) 474-8340

July 11, 1977

Mr. Gene McKeown
Chairman, City Plan Commission

Mr. Leo Wilensky, Director
Department of Planning and
Community Development

City Hall
Council Bluffs, Iowa 51501

RE: Revised Comprehensive Land Use Plan

Gentlemen:

Pursuant to MAPA contract #CPA-77-03 specifying the woxk program for revising
the Council Bluffs Comprehensive Land Use Plan, the work tasks have been com-
pleted; the findings and recommendations are included herein.

The report describing the findings and recommendations pertaining to the
Revised Comprehensive Land Use Plan also includes a description of each of
the City's eleven neighborhcod planning areas and a statement of goals, poli-
cies, and objectives. This report has been prepared to offer Council Bluffs’
decision—makers and neighborhood representatives a working document. Tt is
the intent of the report to accomplish and improve the residential living
environment in accordance with the respective City policies and objectives
described herein.

The staff of Lawrence-Leiter and Company would like to extent its appreciation
to you and the Commission/Department's staff for the courtesies extended to
them during this project. The consulting staff has enjoyed working with the
City and looks foxward to the possibility of again working with the City.

Sincerely,

LAWRENCE-LEITER AND COMPANY
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INTRODUCTION

The City of Council Bluffs was interested in undertaking
the preparation of a revised Comprehensive Land Use Plan
utilizing the current plan prepared in late 1969 as a
basis for revision. The Planning and Community Develop-
ment Department of the City had determined that the plan
needed revision and its preparation should be oriented
to a planning process that incorporates citizen involve-
ment in the formulation of planning objectives.

The current land use plan appears io have been prepared
in a fashion indicative of early planning processes . . .
accumulation and analysis of data and characteristics
associated with the City's physical development. It is
evident that many plans prepared in the '60's have not
had an impact due to the inability of the plan to be
understcod by persons not involved in its preparation

oY, a lack of citizen involvement.

The evolution of public participation in the planning
process has required that the planner, the city admin-
istrator, the elected official, and the public form a
partnership in plan preparation. It has become impera-
tive that the partnership be formed to integrate the
wisdom of the administrator, the practicality and logic
of the elected official, the technical knowledge of the
planner, and the reality of the public's needs into the
planning process. The result is a plan expressing the
interest and needs of the total city.

The revised Comprehensive Land Use Plan for the City of
Counecil Bluffs has been prepared utilizing the City's
eleven neighborhoods and their residents as part of the
team to formulate planning objectives and to create
neighborhood development plans. The objectives and
plans have formed a foundation upon which to prepare
the City's revised Comprehensive Land Use Plan.

The text, graphics, and tabulations contained herein

are the result of the working relationships established
with the neighborhood residents, Plan Commission menmbers,
and City staff. The result is a plan understood and in
conformance with neighborhood resident attitudes . . .
more than just providing guideposts for community de-
velopment. These factors, when combined with City and
Plan Commission objectives, offer the opportunity for the
Plan to function as a planning and management tool to
maintain and improve the City's social, economic and
physical environment.
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THE PLANNING PROCESS

The planning process is one that requires the cooperation and coordination
of the planner, the elected and appointed public official, and the public.
The comprehensive land use plan resulting from the planning process is a
many-faceted document that integrates the ideas and desires of those in-
volved.

The planning process recognized the ease with which the technical planner
can prepare the plan based upon technical principles and a perception of the
community's development/redevelopment needs and objectives. Comprehensive
land use plans of the past have often been prepared in this manner. Very
often they become documents in storage rather than documents in the hands of
decision-makers and the public; thus, implementation is negligible and
often is not realized.

The comprehensive land use plan prepared in 1969 and adopted by the City
appears to have been undertaken through the efforts of a technical planner*s
analyses and perception rather than an involvement of elected and appointed
officials as well as the public. The process utilized revolves around
communication with neighborheod residents, elected and appointed officials,
and technical City staff. The communication process was primarily handled
through meetings with the public in their own setting, the neighborhood.

A summary of comprehensive planning activities since 1969 is included in the

Appendix.

The neighborhcod aspect of the planning process included the division of

the City into eleven separate neighborhoods. The neighborhood designations

are illustrated in Map 1, Neighborhood Planning Areas. The neighborhoods
were designated as follows:

o Dodge-DeForest ¢  Manawa

Q Harrison-North Broadway o] Skyline~Bennett

o Iowa Westemn o Southside

o} Lewis-Central o Twin City-~Gifford
e} Lincoln-Fairmont o West End

© Wilson/Mever—Roberts

Prior to meeting with each of the neighborhoods, an analysis of the perceived
problems and assets was undertaken. The problems and assets were presented

in a graphic format to be utilized as a basis for discussion with the neighbor-
hood residents. The discussion focused upon those additional problems and
assets as seen by the residents. Based upon the discussions, objectives and
sub-cbjectives were set forth reflecting the attitudes and desires of the

residents.

The problems and assets criteria are defined as follows:
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PROBLEMS

The problems focused upon those physical characteristics of the neighborhooed
that encroach upon adjacent properties in a manner to decrease the desira—
bility of a residential environment. The major problems as cbserved through
field survey and analyses are described as follows:

Q

Areas Needing Maintenance. These problems indicate areas where there
is deteriorating housing. Many neighborhoods have deteriorating hous-
ing adjacent to average or quality housing; the deterioration begins to
encroach upon the adjacent areas and increases the opportunity for its
spread. Properties lacking general maintenance also contribute to
neighborhood problems and the spread of deterioration.

Objectionable Views. These views are both natural and man-made. They
generally apply to views from residential areas into property utilized
for industrial and commercial purposes. In addition, these views in-
clude service areas for shopplng centers and other views between incom-
patible land uses.

Land Use Conflict. There are several locations where residential prop—
erties front onto commercial developments. Often these types of con-
fliets cannot generally be counteracted. However, it is important to
indicate these land use conflicts and be abreast of them considering
future development and reuse of the property. Inladditiom, land use
conflicts are alsoc generated by street traffic and the movement of
trucks through a residential neighborhood.

Areas Subject to Flood. This area pertains to the majority of the prop—
erty located below the Bluffs in the older portion of the City. Due to

the inabiiity to completely eliminate flooding, the area should receive

close review when considering the use and reuse of property.

Over-Zoning- This prcblem arises from the zoning of property for in-
dustrial and commercial use that is currently utilized for single-family
dwellings. In essence, there is more land zoned for commercial and
industrial use than the market demands. The existence of this zoning

is a deterrent to residential development and maintenance.

The Major Prcblems Map, Map 2, should be carefully reviewed. However, a re—
view of the Major Assets Map, Map 3, should be undertaken in conjunction with
the Major Problems. Integrating the map review will generate solutions and
recommendations to resolve major problems or at least address them in a con-
text whereby there will be only limited impact upcn any future development.

MAJOR ASSETS

The Major Assets Map is an attempt to justify those elements within Council
Bluffs that give the City and its neighborhoods stability and offer the
City the opportunity to capitalize its assets. These elements are important
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because of thelr visual, social and economic importance. Each asset should
be emphasized in a manner to make the assets more significant. The major
assets of the community form a framework for building a plan for future
development/redevelopment. The elements which become a major asset are
described in terms of the City's character:

[}

Commercial Centers and Major Emplovers. The commercial and industrial
centers which serve as major emplovers, as well as the retail establish-
ments within the City are major factors in the analysis of major assets,
The commercial centers, including the Council Bluffs downtown, provide
areas of activity and are a major attraction in generating new activity
within the City. Very often these centers can become an architectural
and aesthetic asset as well as provide neighborhood stability.

Governmental, Educational and Religious Facilities. These public facil-
ities provide the greatest opportunity to achieve aesthetic quality both
architecturally and environmentally. The open space surrounding these
facilities contributes to the aesthetic gquality of the City/neighborhood
and enhance economic/environmental stability of the surrounding area.
Each provides a visual symbol and identification with the neighborhood.

Buildings with Outstanding Architectural Interest. Structures of this
nature often provide stability to a neighborhood both economically and
in terms of identity. The City has various clusters of single-family
residences which provide architectural gquality as well as the historic
buildings such as the Dodge House which contribute to the aesthetic
character of the community.

Areas with Outstanding and Unique Characteristics. The advantage of
having these types of areas in any community are the visual identity
and the economic stability they provide to a neighborhood. These arsas
are represented by quality single-family residential developments,
topographical conditions, locational advantages, and proximity to other
City assets.

Parks and Open Space. It is evident based upon the characteristics of
parks and open space that these facilities not only offer stability to
the City and its neighborhoods but are major factors in assuring its
aesthetic quality. They also provide for the physical and mental health
of the City. Council Bluffs is fortunate to have its existing park
system coupled with the topographical conditions presented by the Bluffs
which offer cpportunities for permanent open space. The existence of
this open space does much to stabilize the area and offer aesthetic
gualities not normally found in many cities.

Important Views and Aesthetic Features. It is essential if a City is to
maintain a good residential environment that the appropriate visual
image be maintained. This should be undertaken not only through the
natural elements but with the appropriate man-made features placed in
the appropriate locations to encourage and improve important views and
aesthetic qualities. These items should be preserved and incorporated
into all planning activities. They should he addressed and emphasis
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directed thereto. It is very easy to lose these features. Normally,
once they are lost due to a lack of maintenance or improvements which
are not conducive to their existence, it is difficult to bring them back.

The problems and assets for each of the respective neighborhoods and the

discusssions relating thereto were integrated to undertake preparation of
neighborhood development plans and the City's revised comprehensive land

use plan.

In essence, the planning process aggregated all of the elements of citizen
participation, technical staff, and elected and appointed officials into a
land use plan for the City. This plan is reflected in the goal, policies,
cbjectives, and sub-objectives for each major land use element contained
in the revised comprehensive land use plan. In addition, the ocbijectives
and sub-objectives for each of the respective neighborhoods are supported
by individual neighborhood development land use plans.
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CITIZENS' PERSPECTIVE

The citizens' input through the neighborhood
meetings was considered to be adequate; however,
it was felt that in order to obtain specific
answers to questions expressing citizens' atti-
tudes about certain elements of the City that
an attitudinal survey be undertaken. Selection
Research, Inc. of Omaha, Nebraska, was employed
to undertake the study.

The primary objectives of the attitudinal sur-
vey were to:

c Gather sufficient data in order to aid in
the preparation of the plan in immediate
and long-range terms.

o Determine why residents selected to live in
Council Bluffs, more specifically in their
neighborhood.

o Obtain data so that accurate comparisons
could be made in terms of attitude and need
between the six designated areas of Council
Bluffs.

There were approximately 500 residents contacted
which were selected through a random sampling
procedure. The 500 represented six areas or
aggregates of the eleven neighborhood planning
areas. The six areas are illustrated in Map 4,
Attitude Survey Areas. Therefore, there were
approximately 83 persons from each of the six
areas. The complete methodology and guestion-
naire for the attitudinal survey is included

in the Appendix.

The results of the attitudinal survey were
utilized in assisting the planner in making
determinations regarding how the neighborhood
residents perceived their neighborhoods and
what improvements they felt were necessary in
order to maintain the existing residential
lifestyle or to improwve the quality of living.
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In the opening question, respondents were asked how long they had lived in
the City. Seventy~seven percent (77%) of those surveyed had lived in the
City over fifteen (15) yvears. When asked how long they had lived at their
current address, those people living in the central part of the City had
lived at their current address longer (Area 2 - 45%, Area 4 - 32% - lived
at current address over fifteen years). This familiarity to their neigh-
borhood may give cause to their positive attitudes toward their neighbor-
hood, as shown later in the analysis.

Of the people who responded, "Family" (39%) and "Employment and Education®
(43%) were the two primary factors that contributed to why people moved to
Council Bluffs to live. When asked what residents liked most about their
City, they responded most often, the size (26%) and the congenial people (14%).

In Question 4, we asked respondents to rate how much impact various factors
had on their decision to live in their neighborhood. Looking at Question 4,
in an overview can be demonstrated by Table 1, Factor's Impact on the
Decision to Live in Neighborhood.

TABLE 1
Factor's Impact On The
Decision To Live In Neighborhood

Large Some A Little No
Factors Impact Impact Impact  Impact
Available housing 54% 15% 9% 22%
Schools 36% 12% 7% 46%
Close to work 323 13% 106= 46%
Recreation 10% 10% 15% 64%
Neighborhood characteristics 32% 21% 17% 30%
Safety and security 36% 22% 10% 32%
Friendliness 31% 16% 13% 393
Friends/relatives live there 17% 6% 6% 71%
Shopping facilities 19% 18% 14% 48%
Convenience of transportation 26% 14% 9% 50%
Church 20% 11% 113 57%

Over half (54%) of the sample gave the greatest impact rating to the avail-
ability of housing.

Through an analysis of the tabular results, the following remarks may be
seen as significant:
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o} In Areas 3, 4, and 6, "available housing” appeared to have the
~greatest impact on why they chose this neighborhood in which to
live.

o In reviewing the impact of the schools, slightly more than one-third
{36%)} of the respondents stated that the schools were taken into
consideration when selecting their neighborhood.

o "Recreation" was shown to have the least impact than any of the
eleven factors given for rating.

© In comparing the six neighborhoods concerning their attitudes toward
the physical characteristics (street layout, trees, location, etc.) of
the neighborhoods, seventy-one percent {71%) of those residing in
Area 5 gave "large" or "some impact" to this variable.

© Those that were retired stated "shopping" and "church" in close
proximity, as well as "close to transportation,” were significant
in their choice of residence.

In question 6, respondents were asked if they owned, made payments, or rented
their homes; in total, they responded:

Own 40%
Make Pavyments 45%
Rent 16%

It appears that Areas 2, 3, and 5 had more "home owners" than the other areas.
Seventy-five percent (75%) of the retired individuals owned their home. Sixty-
three percent (63%) of Area 1 made payments on their home.

In all neighborhoods except Areas 1 and 5, the majority of residents responded
that should they change residence, they would move within their neighborhood.
Table 2, Neighborhood Loyvalties, demonstrates this attitude.

TABLE 2
Neighborhood Loyalties®*

Move Within Different Cutside of
Area Neighborhood  Neighborhood  Council Bluffs
Area 1 36% 22% 40%
Area 2 48% 23% 28%
Area 3 45% 24% 30%
Area 4 45% 22% 32%
Areg 5 31% 33% 36%
Area 6 56% 20% 24%
Total 44% 24% 32%

* Percentages read horizontally.

12



Of those that would elect to move to another neighborhood, 31% would prefer
to move to the "outskirts" of the City.

In questions 8 - 19, respondents were asked to rate eleven variables as they
exist in the entire City, then as they exist in their specific neighborhood.
Table 3, Attitudes Existing In The City and Neighborhoods, illustrates this
attitude. In general, people feel their neighborhood offers more than the
entire City.

Recreation is an area that should be noted. In comparison to the other
eleven factors, two out of five respondents of the total sample felt the
available recreation and recreational programs to be "peor." This attitude
prevails with those with no children as well as those with children.

Overall, those residing in the core or older part of the City are more
positive towards their neighborhood and their City than those living in
the newer developments. Areas 1 and 5 displayed the greatest degree of
dissatisfaction. It should be noted, these areas are made up, to a large
extent, by people who chose these neighborhoods within the last few years.

It is strongly urged that a closer analysis of the tabular results be under-
taken by City staff and interested parties. Each of the above variables
can be studied for significant points that cannot be addressed properly in
this brief report.

In order to discover the attitudes citizens have toward their City, we
asked the following guestion:

"Overall, would you say the City of Council Bluffs

is headed: (responses read)
1l - Strongly Upward
2 - Generally Upward
3 -~ Generally Downward
4 - Strongly Downward
5 - (No Idea)

People responded as follows:

Strongly Upward 19%
Generally Upward 65%
Generally Downward 7%
Strongly Downward 2%
(No Idea) 7%

Those who responded so favorably were asked "why" it was headed upward.
Almost half of the sample (49%) responded that it was due to the '"new
shopping centers." "New industry and jobs" was mentioned by 34%.

13



TABLE 3

Attitudes Existing In
The City And Neighborhoods

Factors

Condition of the Streets and Roads
City:
Neighborhood:

Attractiveness
City:
Neighborhood:

Safety and Security
City:
Neighborhood:

General Upkeep of Property
City:
Neighborhood:

Recreational and Park Facilities
City:
Neighborhood:

City Recreational Programs
City: )
Neighborhood:

Traffic Circulation
City:
Neighborhood:

The Friendliness of the People Living There

City:
Neighborhood:

City Zoning and Building Controls
Citys:
Neighborhood:

Bus Service
City:
Neighborhood:

Shopping Facilities
City:
Neighborhood:

Work Opportunities
City:

14

. {No
Good Average Poor Idea)
27% 53% 18% 2%
47% 32% 20% 1%
25% 56% 18% 2%
36% 49% 15% -
34% 51% 11% 4%
51% i8% 11% -
19% €3% 15% 4%
44% 44% 12% -
40% 35% 18% 7%
32% 26% 37% 5%
25%  29% 23%  23%
17% 23% 38% 22%
30% 46% 20% 5%
445% 41% 12% 2%
53% 40% 45 2%
62% 29% 7% 2%
17% 39% 15% 28%
24% 38% 14% 23%
33% 28% 14% 25%
35% 22% 29% 14%
71% 22% 6% 1%
45% 20% 34% -
14 36% 31% 19%



Likewise in guestion 21, respondents were asked if their neighborhood was
heading upward or downward. Responses were as follows:

Strongly Upward 6%
Generally Upward 54%
Generally Downward 14%
Strongly Downward 3%

Table 4, Neighborhood Attitudes Toward Mobility, will show how the respec-—
tive area residents felt about their own area in terms of upward or down-
ward mobility.

TARBLE 4
Neighborhood Attitudes
Toward Mchility*

Strongly Generally Generally Strongly (No

Area Upward Upward Downward  Downward Idea)
Area 1 133% 58% 2% 4% 23%
Area 2 10% 33% 15% 5% 37%
Area 3 6% 52% 18% 2% 22%
Area 4 5% 63% 19% 1% 12%
Area 5 2% 55% 17% 1% 24%
Area 6 - 62% 12% 2% 24%
Total 6% 54% 14% 3% 24%

* Percentages read horizontally.

"Neighborhood pride" was attributed to be responsible for the neighborhood
trend upward by 57% of the total population responding "strongly or gener—
ally upward." Area 2 showed a greater concern toward their area. People
contributed the downward mobility to "lack of property upkeep,” “"too in-
dustrial® and “"it's an old area." It is suggested a closer look be taken at
the open-ended verbatum responses found in the tabular results.

Next, respondents were asked what was felt to be one major improvement needed
in their City. Recreation (24%) and city services (20%) were mentioned most
often. These responses were not exclusive to certain areas, but mentioned
throughout the City. "Schools" were only mentioned by one in ten of those
surveyed. Those mentioning schools most often were those who had three or
more children.

Then, for the sake of addressing neighborhood priorities, we asked citizens
to mention one major improvement necessary in their neighborhood. Over one-
third (36%) of those asked replied, "nothing needs improving." "City services”

15



was mentioned second most frequently (20%), followed by "upgrading of
property"” (18%).

Finally, if the respondent mentioned an improvement, they were queried on
how such an improvement should be financed. They were asked:

"For the improvements you mentioned, would you be willing
to pay higher taxes for the improvements?"

1 - Yes
2 - No
3 - (Depends) or (Don't Know)

Slightly more than half of those surveyed (54%) stated they would be willing
to pay higher taxes. Thirty-three percent (33%) responded "no." A meager
thirteen percent (13%) replied "it would depend...”

Of those that responded "no," they were asked the following question:

"Would you support the financing if only thosé that bene-
fited from the improvement paid for it through a special
tax fee for its usage?"

1l - Yes
2 - No
3 - (Depends) or (Don't Know)

It should be noted, close to half (47%) said they would not agree to an
improvement tax. In studying the demographics, those who were against
"benefit user" or "benefit district" fees tended to be those without
children, those who are retired and those that resided in the central part

of the City.

The attitudes presented herein offer an overview of resident attitudes as
they apply to their respective neighborhoods. It primarily provided a tool
to obtain comparisons of attitudes across the City from neighborhood to
neighborhood. The results were basically in agreement with the attitudes
of those taking part in the neighborhood meetings.

le
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REVISED COMPREHENSIVE LAND USE PLAN

The planning process utilized an interesting method of preparing the Revised
Comprehensive Land Use Plan. The process described for Council Biluffs was
to review the characteristics of the neighborhoods and pursue overall prepa-
ration from conclusions arrived at within the neighborhood framework. Nor-
mally, the process includes the preparation of the overall plan followed by
a detailed analysis of planning elements to determine land use within the
respective neighborhoods.

The land use plan for the City of Council Bluffs coupled with the Major
Problems and Assets Maps are a reflection of individual neighborhood needs
and plans adopted by neighborhood resident consensus for the development/
redevelopment of the respective neighborhoods. In addition, other factors
providing a basis for revising the land use plan included the City's 1969
Land Use Plan, the Open Space Plan prepared in 1975, and the statement of
Land Use Cbhjectives prepared in 1967. All of these elements were considered
in the preparation of the revised plan. The plan is reflected in Map 5,
Revised Comprehensive Land Use Plan.

Relative to the previously prepared plan and the current zoning map, there

have been a few changes made in the Revised Land Use Plan. These changes

are primarily oriented toward providing the maintenance of and improving the
living environment of residential neighborhocds. However, there are other land
use elements reviewed and changes are proposed in terms of some commercial and
industrial development areas. The significant changes are described as follows:

o] Residential. An extensive amount of property in the housing areas west
of the Bluffs had been planned@ for two-family or rmultiple~family residen-
tial development. This exists in areas where housing was predominantly
single~family. In consideration of the existing land use and the lack of
demand for multiple-family and two-family housing, it is proposed that
the single-family arxeas revert to single-family residential zoning in
accordance with the respective land use.

This is specifically proposed especially north and south of Broadway from
I-29 east to the Central Business District. The Scuthside Neighborhood
has also been planned to remain single-family residential. However, there
is the opportunity in the northwestern portion of the City and in the
north Southside to include appropriate multiple-family development for a
transition between a more intense use and single-~family. This applies to
the area north of Broadway and to the northern portion of the Southside
Neighborhood. It has generally been determined that the proposed changes
in residential land use will provide neighborhood residents with an im~
proved residential environment.

o Industry. Industrial development areas in the 1969 planning proposal have
remained the same. However, due to some industrial leocations, it is pPXo—
posed that industrial development cccur in an industrial park environ-

ment. This is proposed for industrial properties south of I-29/80; north
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Broadway along the railroad right of way/ adjacent and west of the
Southside Neighborhood. These areas are designated "Industrial Park"
on the land use plan.

There has been a philosophy in Council Bluffs that wherever a railroad
track exists, the adjacent area should be industrial property. This is
acceptable in several locations; however, it is proposed from 9th Street
to approximately 2nd Avenue and from 18th Street east to 12th that the
railrcad properties be improved for open space purpeses. The indus-
trial zoning throughout this area is not conducive to single-family
housing: much of the industrial area zoned is currently utilized for
single~family use.

Commercial. The City's major transportation corridors have extensive
commercial development associated with them. This is especially true in
the Broadway corridor and North léth Street. Very often commercial areas
encroach upon residential neighborhoods. Based upon this consideration,
it is proposed that much of the currently zoned commercial property not
currently used for commercial purposes be placed in a single~family zoning
classification.

The over-zoning of many properties within residential neighborhoods has
created a situation preventing single-family homes from making improve-
ments. The zoning ordinance reads that residential properties within
commercial and industrial zones cannot receive building permits for im-
provements without appearing before the Board of Zoning Appeals. The intent
is good in theory since it will eventually encourage removal of the resi-
dential properties from these zones. However, as a practical matter, the
residential properties dominate the zoning district and the demand for
commercial property has been relatively little. Existing commercial
property has been marginal; thus, creating nuisances for adjacent resi-
dential neighborhoods.

The reduction of commercial property primarily focuses upon the northwest
portion of the City at 35th Street and Avenue G as well as in the vicinity
of and along 16th Street from I-29 south to Broadway. Other instances are
in the Southside Neighborhood from 23rd Street north to 20th Avenue and
from east of South 8th to the South ExXpressway. In addition, the inter-
change of Madison Avenue with I-80 was also reviewed and recommendations
made to reduce commercial zoning at that interchange. Much of the over-
abundance of commercial property is based upon an anticipation that the
highway interchanges and major transportation corridors will generate a
demand for commercial development; this has not necessarily occurred.
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Parks and Open Space. The guantity of open space and its locations for
the most part remain the same as indicated in previous plans. However,
there are recommendations included for the preservation of open space along
the Bluffs and the creation of open spaces for transition areas between
residential and industrial development. The latter is represented by open
Space along 9th Avenue separating the residential properties from indus-
trial land uses. In addition, the area south of I-80 and south of the

0Old South Omaha Road is recommended for open space and'park development.
The majority of this property lies within the floodplain and extensive
development in this area due to the National Flood Insurance Program
discourages residential development.

It is proposed that from 9th Avenue south to the Missouri River, the Indian
Creek corridor be improved with walkways and bikeways to provide access
from the central part of Council Bluffs to Lake Manawa. This is the only
route for children and others without having to cross an interstate or
major highway. In addition, Mosquito Creek and its floodplain area should
be maintained and development oriented to open space.

Street System. During neighborhood discussions, it became apparent that

the Council Bluffs street system and the utilization of residential streets
for truck traffic was a primary concern. Therefore, in reviewing the street
system for Council Bluffs, the Revised Land Use Plan takes into considera-
tion the various traffic routes and movements of truck traffic. One recom-
mendation is that truck traffic be removed from residential neighborhoods;
truck routes should be delineated and ordinances requiring trucks to travel
designated routes be enforced. The Revised Land Use Plan proposes a street
classification system oriented to expressway, primary arterial, secondary
arterial, collector, and minor residential streets. It is believed this
classification in accordance with accepted design standards will improve
traffic flow and will eliminate truck traffic from residential neighhorhoods.

Cpportunities. Tt soon becomes apparent after reviewing land use and traf-
fic flow that there are four distinct opportunities available for development/
redevelopment. Each is described as follows:

. Playland Park North. This area is represented by Playland Park north to
the Missouri River and west of I-29. The area currently is occupied by
the park facility as well as several single-family homes. The area
represents one, with its approximately 100 acres, that has an opportunity
for redevelopment. The area should be developed as a unit rather than
on a parcel-by-parcel basis.

It is recommended the City consider the opportunities available for re-
development and pursue medium density to single-family residential
housing, commercial facilities to support the housing and in some re-
spects highway commercial at the appropriate interchanges.
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. Lewis Central Area. The Lewis Central Neighborhood represents another
gateway to the City . . . this one being from the south. It is the
intersection of I-29/I-80 and has all of the facilities necessary to
attract major highway commercial and industrial park type uses. Trans-—
portation access by railroad and interstate is readily available and
the location is somewhat segregated from heavily concentrated residen-
tial development because of the highway network. Therefore, it is
recommended that this area be placed into a development district or.
Planned Unit Development (PUD) type district. It is appropriate for
this area to develop on a unit basis or planned basis rather than
sporadically; thus, preventing many marginal uses which could eventually
be detrimental to the entire interchange.

. iI-80/U.5. 6 Interchange. This interchange represents a condition which
has occurred in every major city across the country . . . a major high~
way interchange surrcunded by vacant property. It is inevitable that
this property will develop with high intensity type land uses. Normally,
the land uses associated with these interchanges are commercial in
nature and very often of industrial classification. The intexchange,
since the adjacent property is not developed, represents an opportunity
for the City to work with property owners to achieve the most appropri-
ate development in accordance with City objectives. It is highly recom~
mended that the City review in detail each development proposed for this
area and every effort be made to assure a quality development pattern.
If the interchange develops with marginal uses, there is potential tax
base which could be lost to the City; thus, encouraging a lesser gquality
of dewvelopment.

. The Broadway/Second Avenue Corridor. There is a potential redevelopment
opportunity that exists from approximately 36th Street to 28th Street
from Broadway te¢ Second Avenue. This area currently is a mixture of
land uses . . . graln elevators, railroad, commercial, and residential.
This corridor receives extensive traffic from persons arriving in or
leaving Council Bluffs by way of Second Avenue and Broadway. The
corridor represents the opportunity for a commercial development corri-
dor with accessibility from both Broadway and Second Avenue. The oppor-
tunity exists in concept and as a practical matter, it is conceivable
that over a pericd of years properties within this corridor will deter-
iorate and eventually development of the nature described could become
a reality.

Therefore, in consideration of the changes in the land use plan, the City has a
plan prepared with citlzen input, and a review of land use capabilities within
the City to attract development. The plan should be utilized as a guide for
decision-makers directing City growth.
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LAHD USE
GOALS, POLICIES, OBJECTIVES

A city's land use plan should reflect the city's
goals, policies, and objectives for development/
redevelopment. The character of a city.......
residential, commercial, industrial ....... is the
result of plan implementation and achievement of
the goals, policies and objectives guiding that

. implementation

The preparation of the revised Land Use Plan for
Council Bluffs has incorporated the formulation of
goals, policies, and objectives into the planning
process. The results are reflected in the Land Use
Plan as well as in the respective land use elements
included as a part of the plan. However, in 1967
the City Planning Depariment prepared a publication
titled, "Land Use Objectives,” which also served as
a reference.

The principal terms utilized to classify these
statements for plan implementation are defined
as follows:

o Goal: Generally degined as a Long range
achievement which may require im-
plementation through the coondi-
nated effornts 0§ various Levels of
government and the private secton.
Goal achievement 45 viewed as the
desined result of planning.

¢ Policy: Policies state the position of the
decision-makens relative fo each
gunctional area cf planning. There-
fore, a policy 45 a Legisbative,
executive on administrative sitate-
ment of Antent; nelated actions
should be taken in onden to attain
a specific obfective. Policies 4o
planning and development are intend-
ed 4or use as a gufde gor rationak
decision-making Through consistent
and uniform application of those
policies. Therefore, each policy
L5 supslciently genenal in natwie
to allow necessany fLexibility of
interpretation in undque cases, but
Apecifdc enough Lo provide consisient
development guidance.
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¢ Objective: The objective is a short-term goal
with a measurable performance Level.
Thus, objectives may be used as cri-
ternia agaimsit which achievement of a
plan may be measured and tested.

The goals, policies, and objectives are stated for
purposes of guiding implementation of the land use
prlan. The land use elements included are:

Hous.ing

Comme/rcial

ITndustry

Parks and Open Space
Transporitation

The objectives associated with each of the land use
elements are particunlarly important since they re-
flect the attitudes expressed by residents during
the neighborhood meetings. The objectives also
offer the oppertunity to measure achievment by
accomplishing any one or several of the respective
sub-objectives associated with an overall objective.

In essence, the goals, policies, and objectives ex-
pressed herein offer the opportunity for the Plan
Commission, elected officials, and City staff .....
The City's decision-makers ..... to not only have

the goals, policies, objectives as their expressed
intent for city development/redevelopment, but offers
the private sector with an indication of the City's
position in the development/redevelopment process.
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LAND USE:

GOAL:

POLICY(S): o

OBJECTIVE(S): o

SUB-OBJECTIVE(S): o

COMPREHENSIVE PLAN
COUNCIL BLUFFS, I0WA

Housing

To maintain the development of structurally sound,
visuvally pleasing housing units and resdiential
neighborhoods consistent with the needs and desires
of Council Bluffs' citizens; to provide zafe, sgani-
tary, and decent housing for all Council Bluffs'
citizens.

Residential development should take place at.densities
which would encourage economic and efficient spatial
relationships between structures, between public and
private uses of land, between vehicular and pedestrian
circulation, and between service, utility, and aes-
thetic enjoyment of the dwelling and its environment.

Residential densities should be designated on the
basis of topography, the proximity to work and
recreation areas, the proximity to major streets
and. highways, and the availability of pubilic
facilities and utilities.

Non-residential neighborhood facilities, such as
churches and shopping facilities that are located
within a residential area but may serve people from
several different neighborhoods should be located
on the outer edge of the neighborhood and should

be conveniently accessible to a major street.

Plan the neighborhood land use for and place property
in a zoning classification conducive to single~family
residential living.

Enforce minimum housing and property maintenance

codes to encourage continued housing maintenance
and to prevent deteriorating housing conditions.

Rezone single~family properties to the single-family
zoning classifications.
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Eliminate extensive commercial zoning where commer-
cial development has not materialized and it is in-
compatible with the single-family living environment;
Avenue G/35th Street, and the 16th Street corridor.

Through code enforcement encourage property mainte-
nance of multiple-family developments.

Require housing and property maintenance through
code enforcement in the single-family area west of
I-29 and north of Broadway; until that time when
redevelopment is assured.

Zone single~family areas for single~family use
rather than duplex or land uses of greater intensity.

Zone property south of the South Omaha Road for uses
conducive to single-~family development; this will in-
clude single-family, commercial, and agricultural
uses. : :

Strengthen code enforcement program in the older
residential areas for purposes of bringing housing
up to standards.

Encourage housing development in accordance with
the National Flood Insurance Program.

Review mobile home park development to assure com-
pliance with city code specifications.

Discourage additional industrial/commercial zoning
of property in residential neighborhocods.

Zone vacant land west of Indian Creek, bordering
I-80/29 and south of 23rd Avenue for multiple-
family and commercial development.

Bring mobile home parks up to city code specifications.

Remove or maintain abandoned sewage pumping station
on 28th Avenue.

Continue allocating Community Development funds for
rehabilitating residential dwellings.

Develop a buffer strip {open space along 9th Avenue)
to form a transition area between industrial/
residential properties.

Prohibit the zoning and development of property in
the interior of the neighborhood for other than
single~family residential housing; other types of
development should be oriented to the neighborhood's
major thoroughfares. B
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LAND USE:

GOAL:

POLICY(S): o

SUB-OBJECTIVE(S): ©

COMPREHENSIVE PLAN
COUNCIL BLUFFS, IOWA

Commercial

To provide opportunities for commercial development
that will encourage economic stability, and which
will help to increase the local tax base. Further,
to provide for the location and development of com-
mercial centers in a manner which offers appropriate
accessibility to surrounding service and trade areas
while maintaining the environmental and visual quali-
ties of Council Bluffs.

New commercial developments should be in the form of
unified and concentrated planned developments. Spot
commercial development along streets should be dis-

couraged. Intensity of commercial land development

should be controlled by means of appropriate limits

on building bulk, lot size and capacity of abutting

streets.

New commercial establishments should, either individ-
ually or collectively, be required to assure traffic
safety by providing safe, convenient access, and ade-
quate off-gtreet parking and loading facilities for
pedestrian, customer and service vehicles. Exits

and entrances to commercial facilities should be
properly designed in harmony with the traffic con-
trol system in the area.

Existing mixed use frontages should be established
by appropriate means such as physical consolidation
of mutual use areas, and corresponding zoning.

kS

Reduce commercial zoning in the vicinity of Madison
Avenue and the I-80 interchange; commercial to
single—-family zoning north of Madison.

Reduce commercial =zoning at South 7th and 21lst

Avermie to the area currently having structures
for commercial activities.
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Utilize property between Broadway and 2nd Avenue
from I-80/29 access ramps east to 28th Street for
commercial purposes.

Orient and direct commercial development to I-80/29
interchanges to prevent strip commercial development
in transportation corridors providing interchange
access.

Reduce commercial/industrial zoning to the areas
currently or potentially usable for this type of
use.

Zone and develop property between 9th Avenue and
loth Avenue for commercial, multiple-family and
cpen space/parks to provide a transition between
industrial and residential properties.
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LAND USE:

GOAL:

POLICY(S):

COMPREHENSIVE PLAN
COUNCIL BLUFFS, IOWA

Industny

To provide opportunities for industrial development
in a manner to encourage economic stability, and to
provide an adeguate local tax base. Further, to
provide for the convenience of Council Bluffg' resi-
dents by encouraging the location and development of
industrial development in a rational and planned
manner offering appropriate accessibility.

To provide a range of tracts to afford a choice of
close~in, outlying, or dispersed locations. The
location of industrial areas in the community land
use pattern should first be determined by external
performance characteristics such as noise, vibration,
smoke, odor, radiation, heat, glare, or other objec—
tionable influences. Exact locations would suit- the-
particular needs of each individual industry as re-
gards size, facilities, and general location.

All industrial areas should have direct access to
appropriate transportation facilities.

Availability of public utilities, including power,
water, fuel, and waste disposal should determine
the type and extent of industrial activity which
can be supported in a given area.

To have all industries located so as to be compati-
ble with surrounding land uses, both within the
manufacturing area and in relation to adjoining uses.

All open spaces of any industrial lot should be
adequately graded and drained, and if not used for
storage, parking or loading, should be landscaped
with trees, lawns, shrubs, or planted ground cover.
All open spaces used for storage should be enclosed
in a manner to be compatible with the area. Front
vards should be reguired in all industrial areas.



OBJECTIVE(S): °

SUB-OBJECTIVE(S):

The industrial areas should be protected from the
encroachment of incompatible land uses which would
restrict plant development. Ample area should be
reserved for future expansion. Dwellings and insti-
tutions for human care and non-related business uses
should not ke allowed in manufacturing or industrial
areas.

To locate industrial developments within easy com-
muting time of the labor force. Adequate parking
and loading spaces, surfaced with asphalt or con-
crete, should be required in all industrial areas.

To maintain an adequate reserve of desirable land
zoned for industrial use which is realistic in
size relative to market potentials, and which is
attractively located for development.

To achieve the functional and attractive physical
design of all industrial development in order to
provide a stimulating environment in which to work.

To achieve adequate screening of visual, odor, and
noise impacts of employment center development f£rom
residential neighborhoods.

To locate new industrial development only where
adecuate sewage treatment, water supply, and trans-
portation access are currently available or easily
supplied to the site.

Eliminate industrial zoning of property west of the
South Expressway; existing industrial uses should
operate as non-conforming uses.

Eliminate all industrial zoning from 15th Street
west to I-B0/29 access ramps betwesn Broadway and
2nd Avenue.

bevelop industrial properties for an industrial park
environment in accordance with the land use plan.

Commercial/industrial developments should have the

appropriate separation from institutional and housing
developments.

29



LAND USE:

GOAL:

POLICY(S): o
OBJECTIVE(S): °

SUB-0BJECTIVE(S): o

COMPREHENSIVE PLAN
COUNCIL BLUFFS, I0OWA

Panks and Open Space

To develop a coordinated system of community parks,
recreation facilities, and open space which corre-
lates with existing recreational areas, scenic areas,
historical sites, primary agricultural lands, flood
plains, and natural drainage ways.

Those areas having terrain unsuitable for urban
development should bhe maintained as part of the
open space areas. These areas include flood plains,
steep slopes, and exposed rock. Uland subject to
severe flooding at frequent intervals should be
included as open space.

Places of truly historic interest and significance
should be preserved and maintained.

Areas designated by the Land Use Plan as intended
for permanent forestation, agriculture, recreation,
or Greenbelts should be reserved as permanent open
space .

Develop and maintain park and open space properties
for purposes of buffering incompatible land uses,
preserving land with characteristics not suitable
for develcpment, and to maximize recreational
activity.

To locate parks and recreational facilities so as
to maximize ease of access from within their planned
service areas.

Develop areas within and adjacent to railroad
rights-of-way to separate residential/industrial
uses.

Provide continued maintenance for all existing park
and swimming pcol facilities.
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Develop the Indian Creek area as a lineal park,
include a bikeway and walking path south to Lake
Manawa.

Develop a buffer strip (open space along 9th Avenue)
to form a transition area between industrial/
residential properties.

Acquire and/or receive permission to utilize rail-
roa@ right-of-way and adjacent properties for park
and recreation area; thus, improving single-family
residential areas adjacent to railroad right-of-way.

Acquire or receive permission to utilize the rail~
road depot as a recreation activity center.

Utilize the Dodge School and/or the property for
parks/recreation activity.

Develop open space preservation areas along ridges
and bluffs as illustrated in the neighborhcod
concept plan.

Develop a park and recreation facility between
North Breoadway and Simms Avenue.

Expand the Valley View Park to include the 'flocd
plain area of Mosquito Creek.
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LAND USE:

GOAL:

POLICY(S):

OBJECTIVE(S):

Q

o

COMPREHENSIVE PLAN
COUNCIL BLUFFS, I0OWA

Trhansportation

To create a balanced and flexible transportation
system which provides for the convenient, economical
and efficient movement of people, goods, and services
throughout the entire City of Council Gluffs.

Arterial streets and expressways should be located
g0 as to minimize the bisecting, displacing or dis-
rupting of residential neighborhoods, school service
areas, business districts, and other unified indus-
trial or commercial areas. S

Transportation planning and improvement should be
correlated with the planning and development of -

other elements of the community, including other

transportation means, public utilities, community
facilities, commercial and industrial areas.

The transportation system should be planned so that
industrial and commercial traffic is kept off
residential streets.

Prepare a traffic circulation plan to encourage the
elimination of truck traffic and to discourage
through automecbile traffic except on designated
streets.

The design for traffic circulation in each neighbor-
hood should provide easy access to the individual
dwelling units and neighborhood facilities. Major
streets should be routed around the perimeter of

the neighborhood. Local streets ghould be designed
in a manner that will provide good access to resi-
dential units but will not be used as arterial
traffic routes.
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SUB-OBJECTIVE(S): o

To plan and provide for the coordinated development
of all transportation facilities and service in a
strategic manner which is supportive of local plan-
ning f£or Council Bluffs growth and development.

To plan and provide safe, convenient and visually
Pleasing access routes for vehicular, pedestrian
and bicycle modes of traffic from residential neigh-
borhoods to all major centers of community activity.

Eliminate high speed through traffic from Simms
Avenue.

Prepare a plan for a through street across the
northern portion of the neighborhood connecting
North Broadway with New Highway 6.

Prepare a truck circulation route to eliminate
through truck traffic in residential neighborhoods.

Construct streets in accordance with the recommended
street classification system.

Reclassify neighborhood streets to encourage traffic
to utilize streets compatible with design criteria
for their tvpe of traffic use.

Remove truck traffic from 16th Street, 25th Street
and 35th Street {except from 9th Avenue south on
35th).

Improve unpaved streets in residential neighborhoods
with pavement surface.

Improve street surfacing at railroad cressing inter-
sections.
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HOUSING OVERVIEW

The City of Council Bluffs has an interesting housing pattern. The City is
divided into housing areas that have aged over the yvears and areas that con-
tain the newer subdivisions developed since the postwar vears of World War
Iz. The reason for this is that the City's topography with the Bluffs!
characteristics has hampered development in terms of the availability of
utilities; thus, the topographic characteristics dictating new utility
development.

The area of the City below the Bluffs and in the vicinity of the railroad
yards together with the central business district developed first. Then
came the expansion outward from these arxeas but still in the area below
the Bluffs. Consequently, prior to World War II, housing was below the
Bluffs; however, development began to encroach upon the Bluff areas.
Following the War during the '50's and '60's, development began to move
into the Bluffs in those areas that could be adeguately served with utili-~
ties. In recent years, development has moved eastward over the Bluffs
following the transportation network in those areas zble to be served with
utilities. Conseguently, it would appear the City, like many other cities,
would have the inner-city and suburban development pattern; this is not
necessarily true.

The interesting aspects of the housing pattern are that due to location and
proximity to employment centers and the transportation network. Many new
homes have been built in recent years in the older parts of the City. Thus,
creating a housing pattern of homes that have aged mixed with new homes and
others that have been exceptionally well maintained. This type of develop=-
ment has encouraged maintenance of residential neighborhoods which in turn

has offered stabilization to the older parts of the City. This is the type of
housing pattern that many cities are currently striving for in order to achieve
Stability within their inner—city neighborhoods.

Therefore, preparation of the Comprehensive Land Use Plan has been approached
based upon the philosophy that these residential neighborhoods should be main-
tained for purposes of preventing neighborhood detericration and the result-
ing decay of the City's tax base. The Comprehensive Land Use Plan illustrated
in Map 5, Revised Comprehensive Land Use Plan, demonstrates the concept of
containment for the respective City neighborhoods as they relate to housing.
It is evident from a review of the map that commercial and industrial uses
have been oriented toward major thoroughfares and have been encouraged to
develop in concentrated areas rather than sporadically. The content of the
plan is oriented toward maintaining these neighborhoods with an emphasis upon
single-family housing.

It has become apparent in recent years that even though new development has
occurred within some of the neighborhoods and scme of the property has been
exceptionally well maintained, sub-standard housing exists. Much of this
housing is capable of being rehabilitated and renovated. The City's Community
Development Program is currently providing fimds for homeowners to rehabili-
tate their dwelling units. It is evident that the rehabilitation program is
needed. This is evidenced by the fact that of the 20,742 units available
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within the City, approximately 20% are in need of some form of rehabilitation
as estimated in the City's Housing Assistance Plan. Therefore, if the City
is to maintain the respective residential neighborhoods, the rehabilitation
Program comminity development department is essential. If this is pot oper-
ated on a continuing basis, there is the possibility that homes with a status
for rehabilitation may begin to encroach upon neighborhoods to the extent of
encouraging deterioration of other homes.

Relative to the demand for housing in the City of Council Bluffs, the Community
Attitude Questionnaire reflects that one of the main reasons for moving to
Council Bluffs was the availability of housing. This is evident when con-
sidering that the City of Council Bluffs only has a 3% vacancy rate when
applied to all types of housing units. This is generally low in comparison
with most cities. However, when reviewing the total City housing conditions,
it is estimated there are approximately 8,541 families in need of additional
housing. The need takes into consideration the fact that there are 4,148
housing units eligible for rehabilitation. Other factors used in determining
the need for housing reflect the elderly or handicapped needs, and the 2ize
of families in comparison to the types of housing they are currently living
in. For example, the number of rooms in a dwelling unit in comparison with
the number of persons living within the dwelling unit are a factor when
considering whether or not a dwelling unit meets the needs of the respective
family. The City's Housing Assistance Plan for the program year July 1,

1977 through June 30, 1978 is included in the Appendix. This plan illustrates
the respective housing needs of the City by census tract. The neighborhood
profiles and the information presented on housing has taken into consideration
the aggregation of census tracts that form the respective neighborhoods.

When reviewing the City's 11 neighborhoods, there are various characteristics
that should be noted in terms of housing and how one neighborhood compares
with the City and other neighborhoods. For example, the Wilson/Meyer-Roberts
neighborhood has 22% of the families in the City that need housing assistance.
The Dodge-DeForest neighborhood in comparison only has 4% of the City-wide
total of families requiring housing assistance needs. It is evident that

the Manawa neighborhood has the smallest amount of housing units which totals
477. A summary table consisting of figures from the City's housing assistance
plan is presented in Table 5, Neighborhood Housing Characteristics.

It can only be concluded from the housing overview and as a result of the

housing assistance plan analysis, the City of Council Bluffs is pursuing a
course encouraging neighborhood residential stabilization. However, it is
evident that with the number of substandard homes approximating 20% of the
housing stock, that the City needs to continually be aware of deterioraticon
and should proceed with Community Development Funds and enforcement of the
City's housing code to encourage maintenance. This will further enccourage

and produce results oriented toward residential neighborhood stabilization.
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NEIGHEORHOOD

Dodge/DeForest

Harrison/North
Broadway

Iowa Western
Lewis Central
Lincoln/Fairmont
Manawa
Skyline/Bennett
Southside

Twin City/Gifford
West End

Wilson/Meyer—
Roberts

TOTAL (s}

Neighborhood Rank { )

Source:

TABLE 5

NEIGHBORHOOD HOUSING CHARACTERISTICS

COUNCIL BLUFFS, IOWA

Housing Assistance Plan (Council Bluffs, Icwa); 1977-1978,

Profiles of Change, R. L. Polk and Company; 1974-1975.

*1977-1980 Projections.
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TOTAL TOTAL TOTAL NEEDS
STRUCTURES HOUSING UNITS OCCUPIED SUB-STANDARD ASSISTED NON-ASSI
1,313(6) 1,556(6) 1,502 (6) 358(6) 60(6) 348(
2,780(2) 3,255(3) 3,158(3) 748(3) 195(3) 1,136(
322(10) 512(9) 503 (9) 120 (2) 12(9) 52¢(
2,719 (3) 3,278(2) 3,180(2) 753(2) 224(2) 1,298(
467(9) 477(10; 437(10) 105(10) 58(7) 245 (!
9632 (7) 1,266(7) 1,228(7) - 291(7) 42(8) 352 (¢
1,468(5) 1,659(5) 1,609 (5) 382 (5) 158(5) 915 (¢
730 (8) 1,037(8) 1,006(8) 238(8) 421(8) 243 (¢
2,003{4) 2,323(4) 2,253(4) 534 (4} 185(4) 1,102
4,450(1) 5,323(1) 5,231 (1) 1,241(1) 275(1) 1,599 (]
17,230 20,742 20,120 4,770 1,251 7:290
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OBJECTIVE:

SUB-OBJECTIVES:

OBJECTIVE:

SUB-OBJECTIVES:

OBJECTIVE:

SUB-OBJECTIVES:

STATEMENT CF OBJECTIVES
DODGE/DeFOREST NETIGHBORHOOD

Plan the neighborhood Land use fon and place property
in a zoning classdfication conducive to sdngle-family
nesidential Living.

. Eliminate all industrial zoning from 15th Street
west to I-80/29 access ramps between Broadway and
2nd Avenue

. Utilize property between Broadway and 2nd Avenue
from I-80/29 access ramps east to 28th Street for
commercial purposes.

. Zone single-family areas for single-~family use
rather than duplex or land uses of greater in-
tensity.

Develop a traffic cércwlation plan fo encourage the
elimination of trhuck Traffdic and fo discourage through
automobile thaific except on designated streets.

. Remove truck traffic from 16th Sfreet; 25th Street
and 35th Street (except from 9th Avenue south on
35th).

. Reclassify neighborhood streets to encourage traf-
fic to utilize streets compatible with design cri-
teria for the type of traffic use.

Develop and maintain park and open space propernties
for purposes of buffering incompatible Land uses and
Zo maximize hecheational activity.

. Develop a buffer strip {open space along 9th Avenue)
to form a transition area between industrial/resi-
dential properties.

. Acqguire and/or receive permission to utilize rail-
road right-of-way and adjacent properties for park
and recreation area; thus, improving single-family
residential areas adjacent to railroad right-of-
way.,
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OBJECTIVE: 0 Enforce minimum housing and property maintenance codes
Lo encourage housdng maintenance and to efiminate
dilapidated housing grom the neighborhood.

OBJECTIVE: 0 Undentake Zhe capital improvements required to comple~ _
ment the area as a single-family residential nedghborhood.
SUB—OEJECTIVES: . Improve street surfacing at railroad crossing inter-
sections.
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DODGE/DeFOREST NEIGHBORHOCD

The Dodge/DeForest Neighborhood represents another neighborhood considered
to be in the "West End" area of the city. It represents a location with
considerable attractiveness for all types of land use. The location south
of Broadway, north of 13th Avenue, and west of 25th Street to the River in-
cludes various types of land use which are attractive for residential living
as well as industrial and commercial uses. Dodge Park, even though it is
located on the west side of the Interstate, provides an area in close prox-—
imity to the residential living environment. The commercial properties on
Broadway and the access ramps of the Interstate provide good commercial
locations. In addition, the industrial property in the southeast portion
of the neighborhood and its accessibility to rail lines provides an appro-
priate area for industrial property. It must also be recognized that the
industrial property between Broadway and 2nd Street is not the most appro-
priate location for heavy industrial development as now exists in some
areas. Therefore, when considering the Dodge/DeForest Neighborhood, these
elements must be considered in terms of the neighborhood’s future and its
relationship to industrial use.

Land Use Characteristics

The neighborhcod is primarily residential development; it does have areas
that could be considered to have quality housing characteristics. Therefore,
it is imperative that any of the nuisances arising from commercial/industrial
properties be minimized to retain the stability and viability of the neigh-
borhood's physical characteristics. The physical maintenance will impact the
social characteristics of the neighborhood; consequently, persons will be
encouraged to remain in the neighborhood.

The physical characteristics of the neighborhood are directly related to the
City's transportation pattern's impact on the residential living environment.
The quality residential area, the recreation potential, and accessibility
encourage development and maintenance of the neighborhood for a quality resi-
dential living environment. However, due to the transportation pattern,
there is the opportunity for prcoblems to be generated which distract from a
quality residential living environment.

The problems of the neighborhood are generated by the impact of the railrcad
ypon the living environment. This is further illustrated by the transporta-
tion pattern as it relates to the movement of truck traffic through the area.
Truck traffic moving south on 25th Street and connecting with I-29 in the
northern part of the city creates a negative impact upon the residential
area. This traffic connects with 5th Street and the interchange with I-80
and I-29 on the west. In effect, the exit ramps from I~29 in the northern
portion of the city at 35th Street produce an opportunity for truck traffic
to move southerly along 35th Street and through the neicghborhood. It is
strongly recommended that truck traffic be eiiminated from 35th north of 9th
and from 25th Street. The movement could be directed around the city to the
9th Street exit, and move east on 9th to 35th and south into the industrial
area. It is imperative, if residential gquality is to be retained, truck
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traffic remain on the Interstate and directed into the industrial areas
rather than passing through the residential neighborhood.

Other problems are deteriorating héusing; however, this is an item that
occurs only on a spotted basis throughout the neighborhood. These dwelling
qqit characteristics stimulate additional deterioration.

The unattractive areas illustrated on the Problems Map represent encroach-
ment of industrial uses upon the residential environment. There is concern
among neighborhood residents that industrial uses have generated a lack of
property maintenance and nuisances arising therefrom; thus, encouraging

many persons to leave the area who would otherwise remain in the neighbor-
hood. There is concern that vacant property in the neighborhood will
attract undesirable industrial uses; thus, encouraging additional residents
to move from the area. If this occurs without significant land use controls,
there is the opportunity for potential deterioration throughout the neigh-
borhood.

The major assets of the neighborhood focus upon its accessibility to the
Interstate, the park and recreation areas, and the gquality housing. However,
in terms of quality housing, there is a significant area in the neighborhood
but, good housing exists throughout the neighborhood. It is important to
illustrate the quality housing areas for purposes of demonstrating to neigh-
borhood residents and the city that the Dodge/DeForest neighborhood is a
viable and stable one even though it is one of the older City neighborhoods.

Regsident Attitudes

There is a good attitude among residents regarding the condition and poten-—
tial of their neighborhood. It is generally the opinion of residents that
the traffic pattern and the industrial impact is not conducive to encouraging
property maintenance; thus, causing neighborhood deterioration. Appropriate
City property maintenance codes can protect the neighborhood and encourage

it to remain a stable and viable residential neighborhood.

Neighborhood Development Plan

The develcopment plan is primarily oriented toward residential development.
However, because of the traffic patterns, there has to be consideration
given to between Broadway and 2nd Street from the access ramps east to 28th
Street. Since this is the entrance to Council Bluffs, there is demand for
commercial properties in this area. Therefore, it is proposed that the
area between Broadway and 2nd Street be totally utilized for commercial
purposes which would allow access from both Broadway and 2nd Street. The
existing industrial uses should continue as non-conforming uses. However,
it is imperative the clty recognize future industrial expansions should not
occur; this could potentially require industry to move from the area. This
would remove the undesirable impacts of industry on the residential neigh-
borhood.
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In terms of the area to the south, the railroad berm is a buffer between the
residential uses and industrial properties to the south. However, industrial
properties in the southeast corner of the neighborhood should be buffered
from the residential area. This should occur primarily by the extension of
the buffer along 9th Street. It is recognized that this area will in some
instances not be developed for a buffer strip at this particular location;
however, it is necessary to illustrate this in the conceptual land use plan
to provide guidelines in terms of any potential changes in property use.

The traffic pattern needs to be altered to remove truck traffic from 9th
Street, 25th Street and 35th Street. All truck traffic should be rerouted
south along I-29/I-80 to the interchange with Nebraska Avenue; thus, requiring
traffic to proceed northeasterly into the industrial area. IFf the improve—
ments are made as illustrated in the concept, the Dodge/DeForest neighbor-
hood could continue to be a viable neighborhood with protection provided by
the appropriate buffering areas and street improvements.

Profile

The total population is 4,138. The average household size is 2.78. There

are 298 retired heads of household in this area. Of the 1,489 housecholds in
the neighborhood, 646 have children, and 201 contain 5 or more persons.

There are 1,351 person residing in the area who are 18 years of age or younger.

This neighborhood is very similar to the city-wide percentages except with
regard to the proportion of retired heads of household which is 4% lower.

The Dodge/DeForest neighborhood has an average household income of $12,322.
This is slightly above the city-wide average. There are 60 (15%) families

who have incomes below the poverty level. In comparison to the city at

large, this is 3% lower. The occupational breakdown is: Professional and
technical--113 (6%); Managers, Proprietors, and supervisors——125 (7%); Non-
professional/Non-managerial~—752 (43%); and Retired, students and non-working—-—
546 (31%)}. This differs from the city averages in two areas——non-professional
by a 3% greater proportion and for retired, students and non-working, it is

7% lower.

The Dodge/DeForest neighborhood has a housing stock of 1,556 units, with
1,509 of these units currently cccupied. OFf these, 347 of the units can be
considered sub-standard. Vacant units in the area number 47, with 11 of
these in the sub-standard classification.

There are 408 families who are in need of newly constructed housing. This is
only 5% of the city-wide total with housing assistance needs. Sixty of these
units should be in the form of assisted housing, while the remaining units
can be non-assisted housing units.



TABLE &

PROFILE
DODGE/DeFOREST NEIGHBORHOOD
% of % of
Total Total
Neighborhood City
Demographic and Economic Profiie
Total Population 4,138 - B
Average Heusehold Size 2.78 - -
Total Retired: Head of Household 298 20 .5
Households with children 646 43 3
Households with 5 or more persons 201 i3 1
Total Households 1,489 - 8
Persons under 18 1,351 33 2
Household Income 512,322 - -—
Households below poverty level 1) 4 5
Total Occupaticns: Head of Household 1,741 - 7
Professional and Technical 113 6 .02
Managers, Proprietors, Superviscrs 125 7 .02
Non-Professional/Non~Managerial 752 43 .2
Other - 546 - 31 .1
Retired 321
Students 111
Non—working 114
Housing Profile
Total Residential Structures 1,313 - 6
Single~family Structures 1,223 93 &
Two-family & Multi~family 30 7 .4
New Construction (Structures)* 20 —_— 8
Single—family 10 {50} 50 5
Twe-fami 1y /Multi-family 10 (50) 50 24
Total Housing Units 1,556 - 8
Single~family 1,228 78 B
Two=family /Multi-family 338 15 7
Occupied Units 1,509
Cwner 1,132 75 g
Ranter 77 25 g
Substandard 347 23 8
Standard & all others 1,162 77 8
Vacant Available Units 47 3 B
Substandard 11 1 B
Standard & all others 36 2 8
Housing Stock Available 1,556 8
Vacancy Rate 32 3
Housing Assistance Needs 108 5
Assisted Housing 680 15 5
Non-assisted Housing 348 as 5
Housing Units
Change of oecupancy 388 —-— -
¥ of total occupied 27 2
Structures Removed 5 .5 3]
*New Construction: 1974-1975
Source(s): Profiles of Change, R. L. Polk & Co.: 1974-1975

Council Bluffs Housing Assistance Plan: 1977
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OBJECTIVE:

SUB-OBJECTIVE:

OBJECTIVE:

SUB-OBJECTIVES:

OBJECTIVE:

SUB-OBJECTIVES:

OBJECTIVE:

OBJECTIVE:

STATEMENT OF OBJECTIVES
HARRISON/NORTH BROADWAY NEIGHBORHOOD

Plan the neighborhood Land use §or and place preperty
in a zoning classdgication conducive +o sdngle- gamily
residential Living.

Prohibit the zoning and development of property

in the interior of the neighborhood for other than
single-family residential housing; other tvpes of
development should be oriented to the neighborhood's
major thorcughfares,

Prepare a trafgic circulation plan £o encourage the
elimination of through automebile thaffic 4rom resi-
dential streets.

- Eliminate high speed through traffic from Simms
Avenue and the Locust Lodge/North Avenue. These
routes are used to by—pass the North Broadway/
Highway 6 intersection.

. improve the Oak Street/North Broadway and the
Hillsdale Drive and McKensie Avenue/Highway 6 inter-
sections to eliminate traffic flow problems.

. Prepare a plan for a throuch street across the
northern portion of the neighborhood connecting
North Broadway with New Highway 6.

Develop and maintain park and open space properties
for purposes of buffering incompatible Land uses, phe -
serving Land with characternistics not suitable o
development, and to maximize recreational activity.

- Develop open space preservation areas along ridges
and bluffs as illustrated in the neighborhood con-
cept plan.

- Develop a park and recreation facility between
North Broadway and Simms Avenue.

Enforce minimum housing and property maintenance codes
Lo encouwrage continuation o4 housing maintenance and
Lo prevent housing deternioration.

Undertake the capital improvements required to comple-

ment the nelghborhood’'s quality single-family residential
environment.
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HARRISON/NORTH BROADWAY NEIGHBORHOOD

The Harrison/North Broadway Neighborhood represents the northeast quadrant

0of the city. The neighborhood extends north of Broadway to the city limits,
east of 10th Street, and west of McKenzie Avenue. The neighborhood represents
the older and newer parts of the city. The area east of North Broadway repre-
sents newer portions of the community while the area between 10th Street and
North Broadway represents some of the older porticns of the community. It
should be noted that the neighborhood adjoins the northern boundary of the
central business district.

The location is readily accessible to the central business district; access
from the southern portion of the neighborhood is good in terms of proximity
to major areas of the city. However, the northern portion of the neighbor-
hood is somewhat hampered by the lack of a good east-west street. The only
gast-west connector is Elliott Street; topographical conditions create

sight distance problems and make it a dangerous street during winter months.

Land Use Characteristics

Land use characteristics are primarily single-family. Property is utilized
for single—family dwellings with few utilized for other purposes. Properties
along North Broadway, those that border the central business district, and
institutional properties along New Highway 6 are the only uses other than
single-family. There are various parks and recreation areas within the
neighborhood; however, in the area west of North Broadway, it is generally
lacking in facilities. Therefore, in terms of land use, the area is con-
ducive to single-family residential living. There is considerable vacant
property for additional development. However, in terms of the public facili-
ties and commercial/shopping facilities normally associated with the ameni-
ties of single-family residential living, the neighborhood is lacking these
amenities in its northern limits.

There are relatively few problems generated within the neighborhoed. Circu-
lation and dangerous intersections appear to be one of the major problems.
Thexe is little deteriorating housing; however, as one approaches the 8th

to 10th Street area, there is housing which approaches deteriorating condi-
tions. This possibly is due to the impact of industrial properties.

A major problem is the flight path of jet airlines landing and taking off
from Eppley Air Field. Currently, the City is working with the Federal
Aviation Administration (FAA) and Eppley personnel to re-route air traffic.
Traffic has been re-routed in recent months and it now appears that the
majority of noise problems are in the northern portion of the neighborhood
rather to the south. In any event, it appears that this will be a continual
problem due to the location of the Airport.

There are community facilities available which tend to stabilize the neigh~
borhood. However, the greatest quality of the neighborhood is the single-
family residential environment which has primarily developed for a long
period of years. The topography has limited industrial and commercial
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development, ingress and egress from the neighborhood which has minimized
traffic; thus, providing an environment for several new single-family hous-
ing areas.

Regident Attitudes

The residents of the Harrison/North Broadway Neighborhood was generally
well pleased with the neighborhood environment. However, there are two
current problems which are very much of concern. The first focuses on
persons utilizing Simms Avenue for access from the northern portion of the
city to New Highway 6 and continuing in an easterly direction along High-
way 6. Simms essentially provides a diagonal route from approximately the
city limit boundary across the neighborhood and consequently is a shorter
distance than moving south on North Broadway to New Highway 6 and then pro-
ceeding easterly.

A second problem results from a rezoning of property on Filmore Avenue,
east of Harrison Street for a multiple-family development which will be
subsidized with Section 208 Federal Housing Funds. The residents feel this
is an encroachment upon the single~family neighborhoocd and are concerned
that the development may have an impact upon their living environment.

Other concerns relate primarily to a lack of park and recreation facilities
as well as recreation programming within the neighborhood. In addition, as
a result of the Simms Avenue situation, there is a feeling by residents
that every attempt should be made to develop a connector between North
Broadway and New Highway 6. The route should naturally be planned and im-
proved in a manner that would minimize through traffic in the residential
neighborhood.

Neighborhood Development Plan

The neighborhood development plan for the Harrison/North Broadway Neighbor-
hood is one which needs to consider several developments currently in the
planning process or that will be completed in the relatively near future.
These include the Washington Street By-Pass, the Section 8 Rental Assistance
Housing located at the north end of Filmore avenue. These improvements, to-
gether with the opportunity to maintain the existing residential quality,
need to be assessed and integrated in order to form a more perfect land

use pattern for the neighborhood.

This is further illustrated when reviewing the neighborhood develcpment
planning concept. It is recommended that a new park be included in the
area west of Simms and that several green areas be preserved along the
ridges. These areas will form conservation areas for open space. They
generally would not be utilized for other types of land use due to topo-
graphical conditions.

There has been included an area of open space adjacent to commercial proper—

ties on the south side of the Washington Avenue By-Pass. It is believed
that with the By-Pass and the east extension of commercial properties that
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could be entered from Broadway and Washington Avenue, that Washington Avenue
would lose its intent of becoming a high-speed artery. Therefore, the com-
mercial orientation should remain on Broadway with the appropriate buffering
included on the Washington Avenue side of the development.

Tt is imperative with the large amount of vacant property in the neighboxr-
hood that requests for rezoning and development for other than single-family
housing uses be closely reviewed. Uses other than single-family residential
properties in many of these areas will begin to encroach upon those proper—
ties, eventually causing some deterioration and possible lack of housing
maintenance.

Profile

The Harriscon/North Breadway Neighborhood population is 8,651. The average
household size is 2.78. There are 801 retired heads of households residing
in the area. A total of 3,055 households are located in the area. Of this
total, 1,227 househelds have children, and 465 contain 5 or more persons.
Persons residing in the area who are 18 vears of age or younger number 2,755.

This neighborhood very closely reflects the citywwidé éﬁerages.

The average income of the Harrison/North Broadway Neighborhood is $11,187.
This is low in comparison to the city-wide average. Families having in-

comes below the poverty level total 195 (7%). The occupational breakdown

of the area is: Professional and Technical--295 (8%); Managers, proprietors,
and supervisors——-399% (10%); Non-professional/Non-technical--1,211 {(32%); and
Retired, students, and non-working--1,518 (40%). fThis neighborhood differs
significantly from the City as a whole in only one category--Non-professional/
Non-technical. It is 6% lower than the city-wide percentage.

In the Harrison/North Broadway neighborhood, 3,255 housing units are avail-
abie. Of this total, 3,158 are occupied and 97 units are currently vacant.
Of the cccupied units, 726 are substandard in nature and of the vacant units,
22 should be considered substandard.

Families in need of housing units in the area number 1,331. This is 16 of

the city-wide total. Of these, 195 need to be in the assisted category and
1,136 should be non—-assisted.
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TABLE 7

PROFILE

HEARRISON/NORTH BROADWAY NEIGHEORHCOD

% of % of
Total Total
Neighborhood City

Demcographic and Economic Profile

Total Populatiocn 8,651 - 16
Average household size 2.78 - -
Total Retired Heads of Household B0l 9 i6
Households with children 1,227 40 15
Households with 5 or more persons 4635 15 15
Total households 3,085 - 16
Persons under 18 ) 2,755 a2 15
Household Income $11,187 - -
Heouseholds below poverty level 1985 7 16
Total Occupaticns: Head of households 3,793 - 16
Professional and Technical 295 8 20
Managers, Proprietors, Supervisors 189 - 1¢ 22
Non=-Professional/Non-Managerial 1,211 32 14
Cther 1,518 .40 17

Retired 889

Students 388

Non-working 241

Housing Profile

Total Residential Structures 2,780 - 16
Single-family Residences 2,572 93 16
Two- family/Multi~family Residences 208 7 1%
New Construction (Structures)?* 38 - 15
Single-family 18 47 8
Two~family/Multi-~family 20 53 48
Total Housing Units 3,288 - 16
Single-family 2,587 (79) 79 16
Two-family/Multi~family 868 (21} 21 14
Occupied Units 3,158
Owner 2,464 78 16
Rentar 694 22 12
Substandard 728 23 ‘ 4
Standard & all others 2,432 17 12
Vacant Available Units 97 — 16
Substandard 22 23 4
Standard & all others 75 77 12
Housing Stock Available 3,255 - 15
Vacancy Rate 3 .5
Housing Assistance Needs 1,331 - 16
Assisted Housing 195 15 16
Non-assisted Housing 1,136 8% 16

Housing Units

Change of Occupancy 652 - —
% of total occupancy 20 13
Structures Removed 9 -— i1
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STATEMENT OF OBJECTIVES
I0WA WESTERN NEIGHBORHOCD

OBJECTIVE: o Plan the nedghborhood Land use fon and place property
in a zoning classification conducive to single-family
nesidential Living.

SUB-OBJECTIVE: : . Prepare a development district classification for
inclusion in the zoning ordinance and zone property
in the vicinity of the I-80/U.S. 6 interchange for
development district activity.

OBJECTIVE: o Preparne a traffle circulation plan to encourage the
appropriate flow of thaffic threugh the Towa Westfern
Nedighborhood in a manner to prevent encroachment
upon single-gamily nelghborheods.

OBJECTIVE: ¢ Develop and maintain park and open space properties
gon punposes of buffering Lncompatible Land uses, pre~
serving Land with characternistics not suitable fon
development, and to maximize necreational activity.

SUB-OBJECTIVE: . Prevent building in the flood plain of Mosguito
Creek.

. Provide continued maintenance for existing park
facilities in the neighborhood.

OBJECTIVE: ¢ Enforce mindmum housing and property maintenance
codes o encourage continued housing maintenance and
1o prevent deteriorating housing conditions.

OBJECTIVE: 0 Undertake the capital improvements required to comple-

ment the Towa Wesitern Nelghborhood as a well planned
neighborhood senving the community and the region.
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IOWA WESTERN NEIGHBORHOOD

The Iowa Western Neighborhood represents the City's northeast guadrant.
Although the area is predominantly vacant at the current time, it is one
which has considerable potential, provided it is developed through the
planned unit development process. The major interchange of Interstate 80
and New U.S. Highway 6 provides an opportunity whereby the adjacent property
if properly planned can offer considerable opportunity for new housing and
commercial development; thus, having a significant impact upon the City's
easterly growth. It is a recognized fact that the I-80 corrideor and the
New U.5. 6 corridor represent growth areas for new development in both
housing and commercial enterprises.

These two characteristics will be guiding factors in determining future
growth for the area. The current land use is primarily vacanit property to
the north and to the south. However, the Iowa Western Community College,
the K-Mart store, the Sherwood Apartments, and the vacant/agricultural use
represent opportunities to capitalize upon. Therefore, any plans or new
developments should be reviewed in detail and considered in terms of their
total impact upon the city.

Resident Attitudes

It is the general opinion of most that there is the opportunity for develop-
ment which will benefit the city. Therefore, neighborhood residents and
those from adjacent areas are extremely concerned about how development may
affect their properties. Since there are many vacant properties, there is
the potnetial for new development for single-family residences. However,
with the interchange the neighborhood residents are concerned about the type
of development that will take place at the I-80/6 interchange. The attitudes
appear to be for a planned unit rather than piecemeal development.

Neighborhood Development Plan

The development concept for the Iowa Western Neighborhood is one which re-
quires considerable foresight and analysis of past trends as they apply to
highway interchanges. It must be recognized that some type of development
will occur at the New Highway 6/I-80 interchange. The development that
occurs will be of greater magnitude than normal single-family development.
Therefore, the neighborhood development plan calls for a "Development
District" type of activity oriented to planned unit type development.

The type of land use that occurs will probably be a combination of commer-—
cial, office, industrial, housing, and recreational. The "Development
District" will allow for more flexible design and will crient developers
toward a planned community.

Other land uses in the area remain basically the same with single-family
residential comprising the majority of the property that remains. Existing
commercial and multiple—-family properties should continue to be utilized

as previously anticipated.
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It is believed that with this type of development in the Towa Western
Neighborhood and with the opportunity to create development that focuses
upon the properties as a whole rather than piecemeal, there is greater
opportunity for improvements.

Profile

The Iowa Western Neighborhood's population is 1,410. This is the second

%o the smallest population of all the neighborhoods. The average househoid
size is quite large--3.30. There are 43 retired heads of household. O©f
the 811 households, 235 have children, and 90 contain 5 or more persons.
Residents who are 18 years of age or younger total 514.

This neighborhood differs from the city-wide averages in many categories.
The percentage of retired heads of household is very low--only 5%. The
average household size is considerably larger than that of the city. This
may be a result of a higher percentage of households with children, which
is above the city percent by 11%.

The average household income of the Iowa Western Neighborhcod is $14,700.
This is the highest average income in the city. The percentage of families
below poverty is the lowest-—-only 2%. The occupational breakdown of the
area is: Professional and technical--~(65 (12%); Managers, proprietors, and
supervisors~-90 (16%); Non-professicnal/Non-managerial--188 (34%); and
Retired, students, and non-working--138 (25%). This neighborhood has the
highest percentage of professional and managerial workers and a low per-
centage of non-professional and retired, students, and non-working people.

The Iowa Western Neighborhood has 519 housing units available in its neigh-
borhood area. These are 503 occupied units of which 116 are in substandard
condition. Four of the 16 vacant units are in substandard condition.

Families in need of housing in this neighborhood number 64, a figure which
accounts for less than 1% of the total need in Council Bluffs; of the 64
units, 12 should be in the form of assisted housing, with the remaining

52 units in the form of non-assisted housing.
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___(s1)

{62}

(63

. (67)

(63

)

)

(Interviewer's Summary)

- Both upward

- Both downward

City up, neighborhocd down
City down, neighborhood up

e L3 T3 e

22. Yhat 2o you feel tn bz one major improvemont that is necded in Council

Bluffs? I am intzrasted in any spacific thing that you might sec that neceds
the mrst attontion anywhere in the city? (opcn-ended) Whot do you feol to

ba the szcond in terms of major improvoments?

1st:

2n::

23. Hhat - you foel to be cne major improvement that is necded in your
nzightorhood of Council Bluffs? I am intorested in any specific thing that
you mignt s2o that nceds the most attention in your neighbarhood?  {open-anded)
What do you feol to bz second in torms of major improvemonts?

1st:

2nd:

24, (If an improvemant(s) is menticneld in Item 22 or 23, ask:) For the
improvemants you mentionod, would you be willing ta pay highor taxes for the
improvament?

1 « ¥Yos
2 - in
3 - {Depends) or {Don't Know)

248, (Only if rosponded "Ho®, ask:) Hould you suppert the financing if only
those that benefited from the improvement paid for it through a special tax
foe for its usage?

1 - Yas
2 ~ Mo
3 - (Danands) or (Don't Know)

25, Finally, I have a few quastions for classificaticn purposes nnly. First,
how many paopla, including yourself, live at home - where you are now?
(cpen~-endad)

List Humber:

- dne
- Twn
Three to Four
Five nr iore

I3 G0 R



(69) 26. How many children under 18 live at home with you?

- Hone

- Onz

Twn

Thrce to Four
Five or ifnre

Lo L e
i

(73) 27. Does the primary wage garnor of the houschold work: ({responsas road)
(Summary)

1 - In Council Bluffs
2 - In Omaha
3 - Cthor

(71) 238. (Intervicwsr code 2nly - Do not ask)

- "roa
- Area
- fraa
~ firea

TG Gl PO s
o W &) IRt ¥ oL I 2

72) 29. {Intorviowor code only - Do not ask)

.

INTERVIEUER:




TABLE 8
PROFILE

IOWA WESTERN NEIGHBORHOOD

Demographic and Economic Profile

Change of Occupancy
% of total occupied
Structures Removed

Total Population 1,410
Average household size 3.30
Total Ratired Head of Household 43
Households with children 235
Bouseholds with 5 or more persons 90
Total Househoclds 811
Persons undex 18 514
Household Income $14,700
Households below poverty level 12
Total 547
Professional and technical 65
Managers, proprietors, supervisors 90
Non-professional/Nen-managarial 188
Qther ‘138
Retired 49 (8.95)
Students 57 {10.42)
Non-working 12 {5.85)
Hoysing Profile
Total Residential Structures 322
Single-family structures 299
Two-family /Multi-family structures 23
New Comstruction {Structures)* 19
Single~family 9
Two- family/Multi-family 10
Total Housing Units 519
Single-family 30e
Two-family/Multi-family 210
Occupied Units 303
Cumier 306
Renter 197
Substandard 116
Standard & all others 387
Vacant Available Units 16
Substandard 4
Standard & all others 12
Housing Stock Available 519
Vacarncy Rate
Housing Assistance Needs &4
Assisted Housing 12
Non-assisted Housing 52
Housing Units
138

p

*New Construction: 1974=-1975

% of % of

Total Total

Neighborhood Citv
- 3
3 1
29 2
11 3
- 4
36 3
2 1
- 2
12 4
16 5
34 2
25 2
-— 2
93 2
7 2
-~ 6
43 3
56 21
- 2
80 2
50 4
6l 2
39 2
23 1
77 2
- 3
28 1
75 2
-— 3
3% 1
- 1
19 .1
81 1
28 3

Source: Profiles of Change, R. L. Polk & Co.; 1974-1975
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OBJECTIVE:

SUB~OBJECTIVES:

STATEMENT OF ORJECTIVES
LEWIS~CENTRAL NEIGHBORHOOD

Plan and zone néighborhood property fon industrial/
commercial development compatible with the existing
Anstitutional envinonment.

. Develop industrial property for an industrial
park environment.

. Commercial properties should be oriented to
interstate uses.

. Commercial/industrial developments should have the

appropriate separation from institutional and
potential medium density housing developments.
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LEWIS-CENTRAL NEIGHBORHOOD

The Lewis-Central neighborhood represents a rather small portion of the
city in the southeast quadrant. It contains many transportation movements
in terms of railroad and traffic interchanges. The railroad bisects the
area as does Mosquito Creek. Mosquito Creek presents some problems for
the area; the neighborhood generally falls within the flood plain as de-
fined by the National Flood Insurance Program Administration.

Land Use Characteristics

Land use in the neighborhocd primarily focuses upon education facilities.
The Lewis-Central school district occupies most of the land area. This
includes the Lewis-Central high and junior high schools and the Iowa
School for the Deaf. At the same time, the Lewis—Central school district
has its administrative offices in the area and immediately adjacent to the
city limits is the storage area for the schocl district.

In addition, there are several commercial/light industrial uses that occur
adjacent to the old South Cmaha Road. The Road has been terminated by the
I-29 right-of-way. The remaining portion of the property remains vacant
and agriculture.

There are few residents living in the area; dwelling units are scattered
throughout the area. The transportation pattern together with the rail-
road provide excellent opportunities for industrial and other land uses de-
siring high visibility. In terms of residential development, there are
only limited tracts available for development in accordance with the
requirements of the National Flood Plain Insurance Program. The area is
limited only to commercial and industrial uses with some potential for
medium density residential development/rental property.

Therefore, the neighborhcod development plan illustrates a relationship
with the rest of the city primarily as one of institutional and light
industrial development. In the same instance, the light industrial develop-
ment, together with any potential highway commercial development (motels,
service stations, etc.} should be of a nature that are planned in scope.
Proposals should be scrutinized wvery carefully to insure that this southern
~gateway to Council Bluffs is not marred by development not utilizing the
most appropriate design principles and can exist over the long term as good

development.

It is for this reason that a part of the lewis-Central Neighborhood is
recommended for a Development District; thus, requiring planned unit
development.

A neighborhood profilt has not been preapred for the Lewis-Central Neighbor-
hood. Housing exists in only a limited number.
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LINCOLN-FAIRMONT NEIGHBORHOOD

The Lincoln-Fairmont Neighborhood is one of the older in the city. The

location could be considered the east central portion of the city; south of

New Highway 6 and east to McPherson Street. This neighborhood begins at
Broadway and Highway 6; development progressed upward into the bluffs until

it reached a point where housing could be developed no further. Consequently,
on the other side of the ridge is the Skyline-Bennet Neighborhood. In effect,
Lincoln-Fairmont has the north side of the ridge and Skyline-Bennet is developed
on the south.

Land Use Characteristics

The Lincoln-Fairmont Neighborhood is cne that has survived neighborhood
deterioration. Many of the properties have remained in one family ownership
and have been well maintained. The neighborhood is fairly dependent upon
the Broadway corridor for commercial services.

The greatest asset of the neighborhood is the relationship to the Council
Bluffs central business district, its accessibility to Broadway and New
Highway 6. The parks and open space areas are substantial when considering
the cemeteries, Fairmont Park, and the bluffs in the southern and south-
western portion of the neighborhood.

EY
The street system is such that it follows the ridges and valleys to the
southeast; east-west, northeast, or southwest traffic through the neighbor-
hood is generally prohibited. Therefore, because of this and the topographical
conditions, the neighborhocd has developed residentially.

Resident Attitudes

The neighborhood residents are generally of the opinion that the neighbor-
hood has developed sufficiently to meet their needs. There were no negative
comments about the neighborhood from residents. However, there were no
significant positive comments from the residents. It is assumed that neigh-
berhood residents are of the opinion the neighborhcod sufficiently meets
their needs.

Neighborhood Development Plan

The development plan for the Lincoln-Fairmont Neighborhood does not change
appreciably from what currently exists. However, there has been open space
and conservation effort made to provide the appropriate separations of uses
as well as to preserve open space. This open space is primarily related to
cemetery and bluff areas. Since much of the area is adjacent tc the central
business district, many of the homes have developed into converted apartment
buildings and many new apartments have been bulilt. It has been determined
that this should continue to prevail and, consequently, neighborhood de-
velopment plans illustrate this type of development.
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Therefore, in terms of the Neighborhoed Development Plan, it can be followed
with little expansion of existing commercial use. The neighborhood will con-
tinue to remain a viable and stable one within the Council Bluffs neighbor-
hocd structure.

Profile

The Lincoln-Fairmonit Neighborhood population is the second largest of all the
neighborhoods with 8,691 people. The average household size of 2.3 is the
smzllest average of all the neighborhoods. The number of retired heads of
household is 1,272, the largest figure of all the areas. Of the 3,727 house-
holds, 1,039 have children, and 402 contain 5 or more persons. Residents of
the area 18 years of age or younger total 2,324.

This neighborhood is atypical with regard to the city-wide percentages. The
proportion of retired heads of household is larger than that of Council
Bluffs by 13%. In every other category, this neighborhood has the iowest
percentage of all the neighborhoods and is far below the city-wide propor-
tion.

The average household income of the Lincoln-Fairmont Neighborhood is $11,427.
This is below the city-wide average. Of the families in this area, 224 (9%)
have incomes below the poverty level. The occupational breakdown of the

area is: Professional and technical--324 (7%); Managers, proprietors, and
supervisors-—-376 (8%); Non-professional/Non-managerial--1,228 (27%); and
Retired, students, and non-working--2,105 (47%). This neighborhood varies
greatly from the City proportion in two areas: Non-professional/Non—-managerial
is 10% lower than the city percentage, and Retired, students, and non-working
is 9% higher.

The Lincoln/Fairmont Neighborhood has 3,278 available housing units; 3,180
are occupied and 98 are vacant. Substandard occupied units anumber 731 and
substandard wvacant structures number 22.

Families in need of housing construction number 1,522. This figure accounts
for 18% of the total need in Council Bluffs. Of these units 224 need to be in
the form of assisted housing. The remainder should be in the non-assisted
cateqory.
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TABLE 9
PROFILE

LINCOLN-FAIRMONT NEIGHBORHOOD

% of % of
Total Total
Neighhorhood City

Democravhic and Ecoromic Profile

Total Population 8,691 - 16
Average Household Size 2.30 - -—
Total Retired Heads of Household 1,272 a7 26
Households with children 1,039 29 12
Households with 5 or more persons 402 11 13
Total Households 3,727 - 19
Persons under 18 2,324 28 12
Household Income $11,427 - -
Househelds below poverty 224 9 1
Total Occupations: Head of Househalds 4,484 - 12
Professional and Technical 324 7 22
Managers, Proprietors & Superviscrs 376 B 21
Non-Professicnal/Non~managerial 1,228 27 14
Other ' 2,105 47 24

Retired 1,396

Students 362

Non=-working 347

Housing Profile

Total Residential Structures 2,718 - 23
Single-family structures 2,295 a4 14
Twe—family/Multi~family structures 424 16 3z
New Construction (Structures)* 16 - 2]
Single-family 14 a8 6
Two~family/Multi-family 2 12 5
Total Housing Units 3,278 - 19
Single~family 1,901 58 14
Two-family/Multi-family 1,377 42 a5
Occupied Units 3,180
Owner 1,622 51 13
Renter 1,558 49 3
Substandarg 731 23
Standard & all others 2,449 71
Vacant Available Units 28 - i
Substandard 22 22 15
tandard & all others - 76 78 18
Housing Stock Available 3.278 - 16
Vacancy Rate 3% .4
Housing Assistance Neads 1,522 -— 18
Assisted Housing 224 15 18
Hon~assisted Housing 1.3298 B5 18

Housing Units

Change of occugancy

% of total occupancy ' 1,184 kls 23
Structures Removed 11 .5 i4
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OBJECTIVE:

SUB—~OBJECTIVES:

OBJECTIVE:

SUB~OBJECTIVE:

OBJECTIVE:

SUB-OBJECTIVES:

OBJECTIVE:

SUB-OBJECTIVES:

STATEMENT QF OBJECTIVES
MANAWA NEIGHBORHOOD

Plan the neighborhood Land use for and place property
An a zoning classipication conducive to Light indusirial
park and single-family residential development.

. Develop property between I-80/29 and South Omaha Road
for light industrial park development.

. Zone property south of the South Omaha Road for uses
conducive to gingle-family development; this will
include single-family, commercial, and agricultural
uses .

Develop and maintain park and open Apace properties for

purposes of buffering incompatible Land uses, preseaving
Land with characteristics not suitable gorn develcpment,

and to maximize recreational activity.

. Develop the Indian Creek area as a lineal park; in-
cluding bikeways and walking paths.

Enforce minimum housing and Zhe pnopémty maintenance
codes o encouwrage housing maintenance and o eliminate
dilapidated housing from the Manawa neighborhood.

. Strengthen code enforcement program in the older
residential areas for purposes of bringing housing
up to standards.

- Encourage housing development in accordance with the
National Flood Insurance Program.

" Review mobile home park development to assure com-—
pliance with city code specifications.

Undentake capifal Amprovements required to complement
Zhe Manawa neighborhood as a sdingle-family resdidential
area south of the Scuth Omaha Read.

- Improve street conditions in the area.

Furnish sewer and water services to areas lacking
such service for purposes of encouraging development.
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MANAWA NEIGHBORHOOD

The major influence on the Manawa Neighborhood is, naturally, Lake Manawa.
Lake Manawa represents the major portion of the neighborhood and naturally
influences what occurs in the vicinity. The location is in the southeast
quadrant of the city from I-80/29 south to the city's limits (Missouri
River) with the western boundary being Indian Creek and the eastern boundaxy
being the city limits (I-29). This is the smallest of all the neighborhoods
in terms of population, however, it probably represents the largest in terms
of land area. Even though it has a large land area, the majority is occu-
pied by Lake Manawa.

Land Use Characteristics

The general characteristics of the neighborhood are oriented to open space
and recreation potential. Due to the existence of the old South Omaha Road,
various land uses have occurred over the years which have created a mixture
of various commercial/industrial uses not necessarily associated with good
residential living or having a positive impact upon recreation development.

The general philosophy for development has been that the area, with the ex-
ception of the lake vicinity, should be utilized for industrial purposes
because of the South Omaha Road and the location of I-80/29. Land north of
the South Omaha Road has had industrial park development; this should
continue. South of the South Omaha Road, the area is primarily dedicated
to residential and recreational development.

There is a large state park planned for the area from the Missouri River
north to Lake Manawa. The rest of the area around the lake includes recre-—
ation but there alsc are many residential developments. The older resi-
dences existing in the northeast, adjacent to the lake, have many de-
teriorating homes. While the residential areas on the south and to the
west of the lake are of a nature that have created a Pleasant living en-

vironment.

There are advantages to the location in terms of the state park and refuge
facility as well as the golf course and other public recreation area. The
quality residential areas also provide an excellent asset for promotion of
the area. In additicon, the South Omaha Road provides good access east and
west and State Highway 192 provides good access to the north and the I-29/
80 interchange.

Resident Attitudes

The attitude of residents living within the Manawa neighborhood is primarily
associated with the potential for the lake as a recreational facility.
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There is concern that the necessary improvements be made to the lake...
dredging, bank improvements, etc....to make the lake a recreation attrac-
tion it once was. The residents realize that much of the area designed for
a state park around the lake will possibly generate these improveménts.

In essence, the residents are of the opinion that the Lake Manawa area could
be a good place to live provided street improvements are made and additional
housing development cccurs. However, residents are ccncermed that if the
area remains 1n its present state, further deterioration will occur and

the Lake Manawa area will become unattractive for residential develop-

ment.

Neighborhood Dewelopment Plan

When considering how the Manawa Neighborhood should be developed, there

are two distinct areas...the area between I-80/29 and the Scuth Omaha Road
and the area from the South Cmaha Road south to the Missouri River. The
area between the two arterial roadways creates an environment already util-
ized for industrial purposes and should continue to be utilized in that
mannex. In terms of industrial properties, every effort should be made to
locate industrial park-type development within this area. Industries in

a well planned industrial park environment will be an asset to the area.

The area south of the Scuth Omaha Road is a combination of recreation, park,
residential, and agricultural uses. All of this land is in the flood plain.
It is for this reason that much of the land has been placed in park/open
space and agricultural use. Under the guidelines of the National Flood In-
surance Program, there may be no federally-insured mortgages issued within
this area. Housing will be limited and potentially new housing could be
non-existent except for those persons who desire to finance housing by other
means.

Therefore, when reviewing the Manawa Neighborhood the primary focus for fu-
ture development will be well planned light industrial parks/open space, and
a good portion of the land area in agricultural use.

Profile

The population, 1,258, is the smallest of all the neighborhoeds. The average
household size is 2.94. Retired heads of household in this area total 75.

Of the 437 households, 221 have children and 71 contain five or more persons.
Persons who are 18 years of age and younger residing in the area number 470.

In comparison to the city-wide percentage, Manawa has a smaller proportion
of retired persons and a larger percentage of households with children and
persons 18 vears of age and younger. The average household size is larger
than that of the city.
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The average household income in the Manawa neighborhood is the same as that

of the city as a whole--$11,956. Families having an income below the poverty
Level in this area total 58 (7% ). This is 5% higher than the city percentage.
The occupational breakdown is: DProfessional and technical--24 {5%); Managers,
proprietors, and supervisors——-24 (5%); Non-professional/Non-managerial--227
{453} ; and Retired, students, and non-working--156 (313). This neighborhood
varies from the city-wide percentages in two areas; non-professional/non-
managerial is higher by 7% and Retired, students, and non-working is lower

by 7%.

The Manawa Neighborhood has the smallest housing stock of all of the planning
neighborhoods, with 450 available units; 437 are occupied and 13 are vacant
at the present time. Substandard occupied units total 102 and vacant units
in substandard condition number 3.

Persons in need of housing include 303 families, or 3% of the city-wide need.
Of these 58 should be assisted units and the remaining 245 should be in the
non-assisted category.
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TABLE 10

PROFILE
MANAWA NEIGHBORHOOD

% of % of
Total Total
Demographic and Economic Profile Neighborhood City
Total Population 1,258 - 2
Awerage Household Size 2.9%4 - -
Total Retired 75 [ 2
Households With Children 221 18 3
Households with Five or More Persons 71 6 2
Total Houscholds 437 - 2
Persons inder 18 470 37 3
Househeold Income $11,956 - -
Households Below Poverty Level 1] 13 3
Total Occupations: Head of Household 509 - 2
Professional and Technical 24 5 2
Managers, Proprietors, Supervisors 24 5 2
Non-Prefessional /Non-Managerial 227 45 3
Other 156 31 2
Retired 79
Students 30
Non-Working 47
Housing Profile
Total Residential Structures 467 - 3
Single-Family Structures 452 98 3
Two—-Family/Multi-Family Structures 15 2 1
New Construction {(Structures)®* 4 - 2
Single~Family 4 94 3
Two~Family/Multi-Family 0 9 1
Total Housing Units 477 —— 3
Single~Family 450 94 3
Two~Family/Multi-Family 27 [ 1
Occupied Units 437
owner 226 47 2
Renter 211 44 4
Substandard 102 23 1
Standard & all cthers 335 77 2
Vacant Available Units 13 2
Substandard 3 23 .5
Standard & all others 10 77 2
Housing Stock Available 450 2
Vacancy Rate 3 -1
Housing Assistance Needs 203 3
Assisted Housing 58 : 19 5
Non-assisted Housing 245 Bl 4
Housing Units
Change of Cccupancy 142 -— -
% of Total Occupancy 30 3
Structures Removed B 2 10

*New Construction: 1974-1975.

Source(s): Profiles of Change, R. L. Polk & Co.: 1974-1975.
Council Bluffs Housing Assistance Planm: 1977.
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OBJECTIVE:

SUB-OBJECTIVE:

OBJECTIVE:

OBJECTIVE:

OBJECTIVE:

SUB-OBJECTIVES:

OBJECTIVE:

OBJECTIVE:

STATEMENT OF OBJECTIVES
SKYLINE-BENNETT NETGHBORHOOD

PLan the neighborhood Land use 4on and place property
in a zoning classification conducive to sdngle-family
restdential Living.

Reduce commercial zoning in the vicinity of Madison
Avenue and the I-80 interchange; commercial to
single-family zoning north of Madison.

Encounage multiple-family development to replace the
commeredal zoning nonth of Madison at Bemnett Avenue.

Develop a thaffic circulation plan Lo encourage the
elimination of through automobile traffic except on
designated stneets.

Develop and maintain park and open space properties
fon purposes cf buffering Lncompatible Land uses, pre~
serving Land with charactenistics not suitable fon
development, and to maximize recreational actiuvity.

Expand the Valley View Park to include the flood
plain area of Mosguito Creek.

. Provide continued maintenance of all existing park
facilities in the neighborhood.

Enforce minimum housing and preoperty maintenance codes
fo encowrage housing maintenance and fo prevent de-
ferlonating housding conditions.

Undentake the capifal improvements requited fo comple-

ment the Skyline-Benneti Neighborhood as a qualify
sangle- gamily nesdidential neighbeornsod.
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SKYLINE-BENNETT NEIGHBORHOOD

The Skyline-Bennett Neighborhood is a linear neighborhood following the
Interstate from approximately McFherson Avenue South to U.S. Highway 375.
The property is bounded on the east by I-80. The location has good access.
Access 1s a consideration for persons desiring to live in the eastern pox-
tion of Council Bluffs and working in west Council Bluffs or Omaha.

Land Use Characteristics

The neighborhood development pattern is primarily one of single-~family resi-
dences with the appropriate services required to support a residential
neighborhood. The school facilities include Abraham Lincoln and St. Albert's
High Schools. The lower portion of the neighborhoed is fairly well developed
but as the topography increases in slope, there are considerable vacant proper-—
ties. Property accessible for development has been developed for the most
part. There is a good park in the area; however, because of railrocad .
trackage, there is a dangerous intersection for persons moving into the park
area.

Another characteristic which denotes the area is the flood plain created by
Mosguito Creek. This has not created major problems in the past; however,
in terms of the National Flood Insurance Program, there iz the potential for
flooding from Mosquito Creek.

In terms of problems and assets associated with the neighborhood, the prob-
lems relate to commercial over-zoning in the vicinity of Bennett and Madison
Avenue. It appears that in the past extensive amounts of property was zoned
for commercial purpecses and to take advantage of the I-80 interchange.
However, commercial properties and uses have not materialized. In the same
instance, with other properties developing in the area with greater visibility
and traffic movements, it would appear appropriate to reduce the commercial
properties zoning for this location. ©Other than these problems, the Bennett—
Skyline Neighborhood is relatively free from problems.

Tts assets are primarily linked to quallty housing areas and the community
facilities within its boundaries. & definite asset is the I-8C interchange
providing accessibility for neighborhood residents to all parts of the Council
Bluffs/Omaha Metropolitan area.

Resident Attitudes

The neighborhood residents appear to have a good attitude toward the care
and maintenance of the properxrties. They are very concerned about the de-
velopment of vacant properties in the area. This concern is generated by
what may occur at the various I-80 interchanges and property to the north
(Towa Westemn Neighborhood). The neighborheod residents are generally of
the opinion that the neighborhecod sufficiently meets their needs. However,
there is concern that the area does not have sufficient recreation facili-

ties and programs.

20



PROBLEMS
S AN

AN

1e3ehd= /f{/ \\\
dangerous irdersection =
D overzored area
{::3 fand use conflict

T, 80 db airport noise corffour

narrowa_&f s /]
creata «;‘.ds

hazar

MAP 22
Neighborhood: Lawrence Leiter 7N\
elanborhoe Department of Planning dp and )
Ql/vilirnss Dot d and Community Deveiopment | _ig ~ Company )



ashoe!

% 5i5ni‘FlGdﬂ+ naighborhocd chops
distriet with evcailent qual'dB

MAP 23

Neighborhood:

Skyline-Bennett

Department of Planning
and Community Deveiopment

Council Bluffs, lowa

Lawrence Leiter
and

Company

Kansas City

Misgouri date 1




Neighborhood Development Plan

The development plan for the Skyline-Bennett Neighborhood does not readily
alter current land use patterns. However, there is one exception; the
Madison Avenue, I-80 interchange. At this location there is an extensive
amount of land zoned for commercial property that has not materialized. It
is recommended that this property be changed from commercial to single-family
north of Madison; and for multiple-family development on the south of Madison.
The existing commercial properties on the south of Madison would be retained.

The Valley View Park should be expanded to include additional area within
the flood plain. The cemeteries are illustrated for open space while bluff
areas have also been indicated for open space and conservation areas.

In terms of multiple-family housing, there are two locations where zoning has
already been approved. This is in the vicinity of Bennett and Bonham Avenues,
and in the vicinity of Woodbury and I-80. The multiple-family areas are
illustrated on the development plan.

In essence, this neighborhood has considerable open space and with its de-
velopment as a single-family residential area it should be able to remain
as a viable and stable neighborhood.

It is recommended that all plans for additional development be.reviewed in
detail. There is the opportunity for some of the vacant property to be
developed with undesirable uses and create a negative impact on the neighbor-
hood.

Profile

The Skyline-Bennett Neighborhood population is 3,412. The average household
size is 3.26. Retired heafls of household residing in this area number 158.
Of the 1,046 total households, 562 have children and 214 contain 5 or more
persons. Persons who are 18 years of age or younger residing in the area
total 1,225.

This neighborhood is close to the City averages except with regard to the
average household size, which is greater. The percentage of households with
children is 11 percent higher.

The average household income in the Skyline-Bennett Neighborheood is the second
highest average income of all the neighborhoods--$13,969. Forty-two (4%) of
the families have an income below poverty level. This is the second lowest
percentage of all the neighborhoods. The occupational breakdown is:
Professional and technical~-128 (10%); Managers, proprietors, supervisors—-
175 (13%); Neon-professional/Non-managerial--463 (37%); and Retired, students,
and non-working--383 (28%). This neighborhood has the second highest per-
centage of workers in professional and managerial categories. It alsoc has

a low percentage of retired, students, and non-working people in comparison

to the city as a whole.
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The Skyline/Bennett neighborhood has 1,266 units in available housing stock.
Occupied units total 1,228, with 282 in substandard condition. Of the 38
vacant units, 9 are in substandard condition.

Families needing housing total 394, which constitutes 5% of the city's total

housing need. Of the 394 units, 42 should be in the form of some type of
assisted housing and 352 in the form of non-assisted housing.
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TABLE 11
PROFILE

SKYLINE-BENNETT NEIGHBQREQOD

% of % of
Total Total
Neighborhood City

Demographic and Economic Profile

Total Population 3,412 - 6
Average Household Size 3.26 - -—
Total Retired: Heads of Households 158 2 3
Households with children 562 54 7
Househelds with 5 or more persons 214 20 7
Total Households 1.046 -— 5
Persons under 18 1,225 38 7
Household Income $13,969 - —_—
Households below poverty level 42 4 3
Total Oecupations: Head of Household 1,321 - [
Professional and Technical 128 10 9
Managers, Proprietors, Supervisors 175 13 i0
Non-professional /Non-managerial : 463 37 5
Other 383 28 4
Retired. i79
Students 140
Non-working 64
Housing Profile
Total Residential Structures 969 - ]
Single~family Residences 921 95 4]
‘Two~family/Multi~family Residences 48 5 4
New Construction (Structures)¥* 8 3
Single-family 4 50 2
Two-family/Multi-family 4 50 10
Total Housing Units 1,266 - 5
Single-family 920 B84 6
Two-famiiy/Multi-family 172 15 4
Cceoupied Units 1,228
Ouner 1,032 84
Renter 1%6 16
Substandard 282 23
Standard & all others 946 77
Vacant Available Units 38 8
Substandard 9 24 8
Standard & all others 29 76 3
' Housing Stock Available 1,266 6
Vacancy Rate 3 -1
Housing Assistance Needs 394 S
Assisted Housing 42 11 3
Non-Assisted Housing 352 89 5
Housing Unitg
Change of Occupancy 208 - -
% of total Occupancy 19 4
Structures Removed 0 0 0

*New Construction: 1974-1975

Source(s): Profiles of Change, R. L. Polk & Co.: 1974-1975.
Council Bluffs Housing Assistance Plan: 1977
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OBJECTIVE: o

SUB-OBJECTIVES :

OBJECTIVE: 0

SUB-0OBJECTIVES:

OBJECTIVE: ¢

SUB=-OBJECTIVES::

STATEMENT OF OBJECTIVES
SOUTHSIDE NEIGHBORHOOD

Plan the neighborhcod Land wse fon and place property
An a zondng classdfication conducive to single-family
rhesddential Living.

Develop adjacent industrial properties for an indus-
trial park environment.

Zone vacant land west of Indian Creek, bordering
I-80/292 and south of 23rd Avenue for multiple-family
and commercial development.

Reduce commercial zoning at South 7th and 2lst Avenue
to the area currently having structures for commer-—
cial activities.

Eliminate industrial zoning of property west cf the
South Expressway:; existing industrial uses should
operate as non-conforming uses.

Zone and develop property between 9th Avenue and
1éeth Avenue for commercial, multiple-family and

: open space/parks to provide a transition between

industrial and residential properties.

Develop a thafpic cirewlation plan Lo encouwrage the elfim-
Anation of trwuck and automobile trhaffic through the
Scuthside Neighborhood.

Prepare a truck circulation route to eliminate
through truck traffic.

Construct streets in accordance with the recommended
street classification system.

Reclassify neighborhood streets to encourage traffic
to utilize streets compatible with design criteria for
the type of traffic use.

Develop and maintain park and open space properties fon

purposes o4 bugsering {ncompatible Land uses, preserving
Land with characteristics not sulfable for development,

and fo maximize recreational activity.

Provide continued maintenance for all existing park
and swimming pool facilities in the neighborhood.
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OBJECTIVE: o
SUB~OBJECTIVES:
OBJECTIVE: o

SUB-OBJECTIVES:

Develop the Indian Creek area as a lineal park; in-
clude az bikeway and walking path in the park area
south to Lake Manawa. :

Develop a buffer strip (open space along 9th Avenue)
to form a transition area between industrial/residen-
tial properties.

Acguire or receive permission to utilize the Railroad
Depot as a recreation activity center.

Utilize the Dodge School and/or the property for
parks/recreation activity.

Enforce minimum housing and property maintenance codes
to encourage housing maintenance and fo eliminate
dillapidated housing grom the Southside Neighborhood.

.

Bring mobile home park up to city code specifications.

Remove or maintain abandoned sewage pumping station
on 28th Avenue.

Continue allocating Community Development funds for
rehabilitating residential dwellings.

Undentake the capital {mprovements required to comple-
ment the Southside Neighbonhood as a quality single-
gamily residential neighborhood.

Improve unpaved streets with pavement surface.

Furnish property west of Indian Creek and north of
I-80/29 to 23rd Avenue with sewer and water service.

Improve street surfacing at railrocad crossing inter-
sections.
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SOUTHSIDE NEIGHBORHOOD

The Scuthside Neighborhood is located in the south central portion of Coun-
cil Bluffs. The boundaries are from south of 9th Avenue to Interstate 29-80.
The western boundary is considered to be along Indian Creek south to 23xd
Avenue, west to 24th Street and south to Interstate 29-80. The eastern

boundary is the South Expressway.

This location represents one of the older Council Bluffs neighborhoods. It
has been designated a Community Development (CD)} neighborhocd which in ef-
fect indicates the need for physical improvements; generally relating to
age. The neighborhood is generally considered to be residential. However,
there are many areas of mixed land uses occurring within its boundaries.
Traffic circulation often becomes congested because of active railroad
tracks and streets utilized by both automobiles and trucks. The mixture

of these three modes of transportation create considerable congestion and
nuisances for resgidential living environment.

The neighborhood development pattern generally has been residential east of
Indian Creek to the South Expressway. Overall, the development pattern has
been oriented to residential dwellings, however, with the railroad's pres-

ence and encroachment of other industrial properties upon the neighborhood,
an extensive amount of mixed usage has been generated,

Land Use Characteristics

The land use characteristics have generally been considered to be residen-
tial. However, since this is one of the city's older neighborhoods much
of the property has started to deteriorate. However, there have been sev-
eral new dwelling units, single-family residences, constructed in the area
because of the neighborhood's location.

The mixture of land uses have generated considerable problems associated
with the potential for the neighborhood to be considered a quality residen-

tial environmment. The problems normally associated with the neighborhood
are as follows:

o Lack of water and sewer facilities to support development in the
southwest portion of the neighborhood.

o Railrocad trackage dividing the neighborhood.

o Land use conflicts between industrial/commercial and residential
properties; truck traffic on streets serving residential properties;
scattered commercial uses.

o Deteriorating housing.

O Areas over-zoned for commercial and industrial purposes when the

existing property use is single-family housing.
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o

Vacant buildings creating both health and general nuisances.

Dangerous intersections from both traffic movement and street/rail-
road intersection pavement deterioration.

Poor image of deteriorating mobile home park.

These problems are primarily generated by land use conditions within the
neighborhood. However, the neighborhood has several assets which the city
and neighborhood association should capitalize upon to improve living con-
ditions. Improvements will also generate neighborhood maintenance; thus,
in the long range, improve the living enviromment. The assets are as fol-

lows:

o]

O

School and park facilities.

There are signifiecant neighborhood shops which form a basis for a
neighborhood shopping and convenience facilities.

There are parks in the area providing recreation potential; vacant
land does exist that could be utilized for additional park and open
space area.

Vacant property along 9th Avenue could be acquired by the City and
developed into a buffer zone between industrial and residential
properties.

There are major employers in the area, such as the Blue Star Process-—
ing plant. :

Firebarn Recreation Center provides neighborhood activity center.

Indian Creek serves as a buffer between industrial and vacant proper-
ties to the west.

Good access from the South Expressway which provides access to the
rest of the community and the metropolitan area.

The Railroad Depot offers an opportunity for an additional recrea-—
tional neighborhocd activity center.

Quality residential area in the very southern portion of the neigh-
borhood.

Undeveloped land to the west of Indian Creek and south of 23rd Avenue
presents an opportunity for additional new development; a positive
impact on the neighborhood.

Ramada Inn at the Intersection of South 24th and I-80/29 represents
the beginning of a commercial center.
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The problems and assets are illustrated on the accompanying maps. These
maps provide a basis for determining the neighborhood's potential relative
to the respective physical characteristics.

Resident Attitudes

Neighborhood residents are generally of the opinion their neighborhood is

a good area in which to live. However, each does feel there are specific
improvements that should be undertaken. There is strong sentiment for mak-
ing whatever improvements are necessary in order to prevent further de-
terioration; pave dirt streets, improve railroad/street crossings, maintain
rarks, make the improvements necessary to develop property west of Indian
Creek and south of 23rd Avenue.

The attitudes expressed by neighborhood residents and the analysis of neigh-

borhood physical characteristics, has resulted in the Southside Neighborx-
hood's goals and objectives statement.

Neighborhood Development Plan

The overall land use characteristics in the Southside Neighborhood remain
unchanged. Changes which should be made pertain to the degree of land use
intensity rather than major alterations. However, areas that have been
over-zoned and are not being used for the intended land use should be re-
duced in land area or removed from the zoning classification and the land
use changed to the classification of the existing use.

The Neighborhood Development Planning concept illustrates land use in terms
of:

o Single-family residential.

o Medium density residential use (two-family, multiple-family).

o Commercial.
o Parks and open space.
o Light industrial development.

It should be noted that the light industrial land use category is included
in the context of industrial park facilities. The light industrial uses
should be oriented toward industrial park design and facilities. These
types of facilities are not obnoxious to residential dwellings. The medium-
density housing, if properly planned, should ke compatible with the indus-
trial uses provided there is an appropriate transition between the indus-
trial and medium-density residential areas. It is not believed that indus-
trial park development of the property would be offensive or detrimental to
the Scuthside Neighborhood. However, industrial uses east of Indian Creek
and to the South Expressway do present a problem. Older buildings are
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utilized and properties have already been developed for light industrial
purposes. City procedures and administrative techniques associated with
the City's Building Code and Zoning Ordinance should be enforced to assure
that maintenance occurs and nuisances are minimized.

Relative to property located in the southwest portion of the neighborhood
{Indian Creek west to South 24th and from South 23rd Avenue south to I-29/
80), it is extremely important that public services (water and sewer) be
provided to this property. The property has a good location in terms of
Interstate access. Relative to new housing in the area, it is conceivable
that & good portion of this property could be utilized for medium-density
or more highly intense residential property than single-family. Therefore,
it is recommended that the majority of this property be utilized for hous-
ing of a higher density than single~family, multiple-family, duplex, or a
townhcuse-type of architecture. A development of this nature would not be
incompatible with industrial park activities to the north or commercial ac-
tivities to the west.

The property fronting on 24th could generate additional commercial facili-
ties appropriate to industrial park area and the interstate interchange lo=-
cation. This could include expansion of the motel facilities, automobile
dealers, additional restaurants, and, conceivably, potential office struc-
tures which may be linked to industrial properties.

Relative to other land use alterations, the large commercial area currently
zoned noxrth of South 23rd Avenue and from South HExpressway west to 10th oc-
cupies approximately six square blocks. This area has been reduced con~

- siderably to that which currently houses existing structures; the majority
are now vacant. It is conceivable that as new housing is constructed, this
area could ke utilized for additional neighborhood commercial facilities.
In addition, it is adjacent to the South Expressway and its visibility in-
creases its potential as a commercial location.

The single-family residential area from South 16th south to I-29/80 and
from Indian Creek east to the South Expressway has considerable potential
for remaining a viable quality residential neighborhood. The area is, to
gsome degree, isolated by traffic patterns and Indian Creek. There has

been congiderable new housing in the area and through a continued effort

by the City to improve streets and public services (water and sewer) there
is impetus for maintaining a viable neighborhood. The neighborhood has all
of the characteristics of being a quality residential neighborhood, however,
if City priorities do not include the provision of public services and pave-
ment of streets, there is the potential for continuing neighborhood deter-
ioration.

The properties on the north, adjacent to 9th Avenue, have been included in
a buffer strip which separates industrial properties from residential pro-
perties to the north. It is proposed that this buffer strip on the south
side of 9th Avenue be extended throughout the city to separate the indus-~
trial uses from residential properties on the north of 9th. I: should be
noted that immediately south of 9th Avenue and the proposed buffer, light
industrial uses prevail. However, in order to separate this area from the
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single-family residential area to the south acress 16th Avenue, the transi-
tion area consisting of parks and open space and a higher density housing
has been included. This should provide the separation necessary to main-
tain a quality single—~family residential living environment to the south.

Relative to recreational areas in the Southside Neighborhood, sufficient
sites, with the exception of the area east of the South Expressway and from
9th south to 16th Avenue, have been provided. However, there is some con-
cern over the maintenance of these sites. It should be remembered that the
Firebarn Recreation Center can provide an activity center for children and
the neighborhood association. The raillroad depot east of South Expressway
should remain and could be utilized for use as a potential activity center.
The Dodge Elementary School could conceivably be rehabilitated to be util-
uzed as a recreation activity center. If it is determined the school build-
ing is not able to be rehabilitated because of structural problems, the
school site should be retained or acguired and utilized as a park site.

The Neighborhood Development Plan illustrates a concept for land use. It
is believed that the land use relationships established provide the city
with a guide that can be utilized to maintain and achieve a viable residen-
tial neighborhood for the city.

Major Streets/Southside Neighborhood

The major street system within the Southside Neighborhcod is one that should
be oriented to residential traffic except in those areas where there is need
for accessibility to industrial properties. Therefore, the street classifi-
cation system is described as follows:

G EXpressway

. South Expressway
. I-29/80

o0 Primary Arterial

. South 24th Street
.  9th Avenue

©0 Secondary Arterial

. 23rd Avenue from Indian Creek west
. 16th Street north from 23rd Avenue to 9th Avenue
. 9th Avenue

0 Collector
. 16th Avenue from 16th Street east to South 3rd Street

. 23rd Avenue from 16th Street east to South Expressway
. 3rd Street from 9th south to 16th Avenue
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The remaining streets should be considered minor residential streets. The
classification of streets as provided herein will allow for the appropriate
distribution of truck traffic and through neighborhood traffic without in-
terfering with the single-family residential living environment.

Truck traffic should remain on 16th Street, 23rd Avenue (from 16th Street
west) and should be completely eliminated from 23rd Avenue east of 16th
Street.

Profile

The population of the area is 4,381. The average household size is 2.92.
There are 311 retired heads of household residing in the area. Of the
1,487 households, 688 have children, and 253 contain five or more persons.
Residents of the area who are 18 years of age or vounger total 1,598.

This neighborhood is very close to the city-wide percentages except with
regard to average household size, which is slightly higher than that of the
city.

The Southside has an average household income of $11,407, which is below
the city-wide average family income. Families with incomes below the pov-
erty level total 158 (13%). This is the highest percentage for all the
neighborhood areas.  The occupational breakdown for the area is: Profes-

sjonal and Technical -- 86 (5%); Manager, Proprietors, and Supervisors —-
99 (6%); Non-professional/Non-managerial -- 738 (42%); and Retired, Stu-
dents, and Non-working -- 716 (40%). All of these percentages closely re-

flect the city-wide percentages.

The Southside Neighborhood has 1,659 available housing units. Of these,
1,609 are occupied. Of the occupied units, 370 are in substandard condition.
Of the 50 units that are vacant, 12 are in substandard condition.

Families needing housing in this area number 1,073--12% of the city-~wide

need. Of these units, 158 should be assisted housing and the remainder in
the non-as$isted category.
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TABLE 12

PROFILE

SOUTHSIDE NEIGHBORHCOD

Demographic and Economic Profile

98

v Total Population 4,381
Average Household Size 2.92
Total Retired 311
Households With Children 688
Househclds with Pive or More Persons 253

" Total Households 1,487
Persons Under 18 1,598
Household Income. $11,407

- Households Below Poverty Level 158
Total Occupations: Head of Household 1,759

Professional and Technical 86
Manager, Priprietors, Supervisors 99
Non-Professional /Non-Managerial 738
Other 716
Retired 421
Students 90
Non-working 205
Housing Prafile
Total Residential Structures 1,468
Single-Family Structure 1,384
Two~Family/Multi~Family Structures 84
New Construction (Structures)* 125
Single-Family 124
Two—Family/Multi-Family 1
~" Total Housing Units 1,659

Single~Family 1,384
Two-Family/Multi-Family 230

Occupied Housing Units 1,609

«" Cwner 1,191

» Renter 418
Substandard 370
Standard & all others 1,232

w'Vacant Available Units 50

Substandard 1z
Standard & all others 38

Housing Stock Available 1,652

Vacancy Rate

Housing Assistance Needs 1,073
Assisted Housing 158
Non-Assisted Housing 915

Housing Units
Change of Occupancy 403
% of Total Occupancy

Structures Remowved ]

*New Construction: 1974-1975.

Source(s): Profiles of Change, R. L. Folk & Co.: 1974-1975S.

Council Bluffs Housing Assistance Plan: 19977.
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OBJECTIVE:

CBJECTIVE:

o

STATEMENT OF OBJECTIVES
TWIN CITY - GIFFORD NEIGHBORHOOD

Plan the netfghborhood Land wse for and zone property fo
profect existing nesidential areas from commercial/in-
dustrhial encroachment.

Maintain city senvices and undertake capital imprevements

necessany to maintain public improvements in good physi-
cal condition.
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TWIN CITY - GIFFORD NEIGHBORHCOD

The Twin City - Gifford Neighborhood is a small neighborhood in terms of
population. The population totals only 2,674 and only the Manawa Neighbor-
hood is smaller. The population for the Twin City - Gifford Neighborhood is
generated by two Mobile Home Parks and the Twin City Plaza Subdivision. With
the exception of these three developments, other property within the neighbor-
hood is utilized for agricultural purposes or is vacant. This is a result

of the neighborhood being in the flood plain and the lack of utilities. The
southern and western boundaries of the neighborhood is the Missouri River.

Land Use Characteristics

The neighborhood is entirely within the flood plain; thus, single-family
residential construction in the past has been limited and will in the fu-
ture based upon Federal Flood Insurance Program regulations. However,
there are opportunities that exist for the long term. These are primarily
related to the potential for well planned industrial developments as well
as the maintaining of open space to protect the southern portion of the
city from undesirable uses generating negative impacts upon the city. The
neighborhood, for the most part, does not have any specific development
pattern. However, it must be recognized that the South Omaha Road and
South 24th Street are the primary roadways through the area and, conse-—
guently, all development has been limited to these roadways. Circulation
throughout the neighborhood is poor except for the primary arteries and
the road system within the Twin City Plaza Subdivision.

Resident Attitudes

The residents of the neighborhood from Twin City Plaza and the mobile home
parks are concerned about the opportunities that exist for their neighborhood;
primarily, how the neighborhood may be maintained as a quality residential
living area and additional recreation facilities. This is a difficult ques-
tion in light of the future limitations on development. Therefore, it is
very possible that Twin City Plaza and the mobile home facilities may remain
as singular areas and will have to provide the impetus for their own improve-

ments.

Neighborhood Development Plan

The Neighborhood Development Plan focuses upon agricultural development.

It is recognized that the I-80/29, South 24th Street, South Omazha Road
corridor and connections necessitate something other than agricultural zon-
ing. Therefore, it i1s recommended that this area be utilized for light in-
dustrial purposes and, again, oriented toward well planned industrial parks.
The Twin City Plaza and mobile home facilities, as well as neighborhood com-
mercial facilities, should remain. However, there is no expansion shown for
these aresas due to Flood Insurance Program requirements and potential city
zoning for the area to conform to the requirements of the Flood Insurance
Program.
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It iz recommended the agricultural and conservation areas be carefully
scrutinized and reviewed in terms of whatever activities occur. It is very
possible there will be attempts to develop small areas within the neighbor-
hood which could, potentially, be undesirable and provide negative impacts
to the entire area. Thus, the Twin City ~ Gifford Neighborhood could easily
become an area of mixed land uses. In essence, becoming a major problem for

the city.

Profile

The total neighborhood population is 2,674. This is the next to smallest
neighborhood. The average household size is 3.82, the largest of all the
neighborhoods. There are 30 retired heads of household. OFf the 700 house-
holds, 515 have children, and 222 contain five or more persons. Residents
who are 18 years of age or younger number 1,259.

This is a very atypical neighborhood. The percent of retired heads of
household is extremely low -— 4%. The average household size is greater
than the city average by one person per household. As might be expected,
the percent of households with children and with five o6r more persons is
extremely greater than that of Council Bluffs as a whole.

The average household income for the Twin City - Gifford neighborhood is
$13,664. This is much greater than the city-wide average income. Families
having an income below the poverty level total 42 (7%). The occupational
breakdown of the area is: Professional and technical -- 51 {6%}; Managers,
proprietors, and supervisors -- 51 (6%); Non-professional/Non-managerial --
418 (50%); and Retired, Students, and Non-working — 184 (22%). This
neighborhood has the highest percent of non~-professional /non-managerial

and the lowest percent of retired, students, and non-working in comparison
to the other neighborhood areas.

The Twin City/Gifford Neighborhood has the smallest housing stock of all the
planning neighborhoods, with 1,037 units available in the area. Of this total,
1,006 are ctcupied--231 of which are considered substandard. Of the 31
housing units which are vacant, 7 are classified as substandard.

Those in need of housing include 285 families. This figure accounts for 3%

of the city-wide housing assistance needs. Of these needed units, 42 should
be assisted and the remaining 243 units should be non-assisted.
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TABLE 13

PROFILE

TWIN CITY - GIFFORD NEIGHBORHOOD

Demographic and Economic Profile

Total Population

Average Household Size

Total Retired

Bouseholds With Children

Households With Five or More Persons
Total Households

Persons Under 18

Bouseheld Income

Households Below Poverty Level

Total Occupations: Head of Household
Professional and Technical
Manager, Proprietors, Supervisors
Non-Professional/Non-Managerial

Other
Retired 30
Students 85
Non—working €8

Housing Profile

Total Residential Structures
Single-Family Structure
Two-Family/Multi-Family Structures
New Construction (Structures)*

Single~Family 7

Two-Family/Multi-Family [¢]
Total Housing Units

Single-Family 715

Two-Family/Multi~Family 25
Occupied Units

Owner 644

Renter 362

Substandard 231

Standard & all others 775
Vacant Available Units

Substandard 7

Standard & all others 24

Bousing Stock Available
Vacancy Rate

Housing Assistance Needs
Assisted Bousing 42
Nen—-Assisted Housing 243

Eousing Units
Change of Occupancy
% of Total Occupancy
Structures Removed

*New Construction: 19741975,

SBource(s): Frofiles of Change, R. L. Polk & Co.:
Council Bluffs Housing Assistance Plan:

105

2,674
3.ez2
25
515
222
700
1,259
513,664
42
826
51

51
418
ig4

730
715
15

1,037

1,006

ch

1,037

285

228

1974-1975.

1877.

% of T of

Total Total

Neighborhood City
- 5
1 .5
74 3
32 1
. - 4
47 2
7 .2
- 4
) .2
6 .2
50 2
22 .8
- 4
98 4
2 1
- 3
100 3
o 0
- 4
27 4
3 .5
5
64 3
36 2
23 5
77 5
- 5
23 5
77 L
- 5
3 5
- 3
15 3
85 3
3 4
«1 1l
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STATEMENT OF OBJECTIVES
WEST END NEIGHBORHCOD

OBJECTIVE: 0 Plan the nedighborhood fand wse and zone property to
create an enuwtronment conducive fo single- family resi-
dential Living.,

SUB-OBJECTIVES: . Discourage additional industrial/commercial zoning
and use of property in the neighborhood.

. Reduce commercial/industrial zoning to the areas
currently or potentially usable for this tvpe of
use.

OBJECTIVE: ¢ Develop a thaffic circulation plan Lo encowrage the
elimination of thuck and automobile thafgdic through
the nelghborthood except on specified stheets.

SUB-OBJECTIVES: - Prepare a truck circulation- route to eliminate
through truck traffic.

. Construct streets in accordance with the recom—
mended street classification system.

. Reclassify neighborhood streets to encourage traf-
fic to utilize streets compatible with design
criteria for their type of traffic use.

OBJECTIVE: o Develop and maintain park/open space properties 4o
purpeses o4 bugfering incompatible Land uses.

SUB~OBJECTIVES: . Develop Indian Creek area as a lineal park with ap-
propriate plantings and facilities adjacent to the
' creek area; include a bikeway and walking path south
to Lake Manawa.

. Develop areas within and adjacent to railroad rights
of way to separate residential/industrial uses.

OBJECTIVE: o Enforce mindmum housding and maintenance codes to en-
cowage housing maintenance and fo eliminate dilapi-
dated housing from the West End Neighborhood.

OBJECTIVE: ¢  Undentake the capitfal improvements required fo comple-

ment the nedlghborhood's envinonment forn sdingle- family
resddential Living.
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WEST END NEIGHBORHOOD

The West End Neighborhood is located south of Broadway, north of 6th Avenue,
east of 28th Street and west of 6th Street. The neighborhood is one that
has extensive problems associated with its physical characteristics. It is
crisscrossed with railroad tracks and is bordered by major arterials . . .
Broadway and 2th Avenue. In addition, the mixture of land uses which occur
in the area of railroad trackage as well as encroachment from Broadway and
9th Avenue creates an environment not generally considered to be conducive
to single-family residential living. However, there are opportunities
whereby this neighborhood, if committed to redevelopment, could become a
viable inner-city neighborhood.

Land Use Characteristics

The general location of the neighborhood encourages land use conflicts.
Conseguently, the conflicts have encroached upon the neighborhood to the
point of generating considerable deterioration. The location is one whereby
the traffic pattern of both vehicles and trains has divided the neighborhood
into several parts.

The encroachment of traffic, and especially truck traffic, has generated an
environment not generally conducive to residential improvements. There
have been few single-family residences constructed in the neighborheood and
housing deterioration appears to be on the increase. The neighborhood is
designated a Community Development (CD) Neighborhood and efforts are being
made to improve housing characteristics through rehabilitation.

The development pattern essentially has no definition except within the
area including railroad trackage. The pattern within this area and along
Broadway has generated a commercial/industrial influence; thus, it has
hampered development of a definitive residential land use pattern even though
the majority of land use is single-family housing.

The land use characteristics are well illustrated in the Problems Map. The
problems are primarily generated by physical characteristics eminating from
railroad trackage and deteriorating structural conditions. Even though the
majority of land use is single-family housing, a major portion of the
neighborhood is zoned for commercial or industrial purposes. This type of
zoning has been a handicap in the development for single-family housing.

It is interesting to note that the areas of deteriorating single—family
housing are primarily adjacent to those areas over-zoned for commercial
and/or industrial development. It may be concluded that single-family
housing adjacent to these areas has had deterioration caused by the impact
of the commercial/industrial uses.

The major problems illustrated on the Problems Map primarily reflect the
following:
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o Over-zoning. of property for industrial purposes.

o  Extensive railroad trackage actively utilized for the transport of
raill cars through the neighborhood and for the storage of cars on
spurs within the residential areas.

[} Dangerous intersections from both a vehicular and railrecad traffic
pattern.

o} Maintenance of street and railroad crossing intersections.

o Truck traffic existing on South 25th Street, 16th Street and 9th
Avenue.

o Detexiorating housing and commercial structures.
e} Ajrport approach and departure zones.

o) General land use conflicts between residential properties, commer-
cial properties, street traffic, and industrial properxties.

e} The easterm portion of the West End area is included in the flood
plain as defined by the Federal govermment's flood insurance pro-
gram guidelines.

0 There are several unattractive areas generated by deteriorating
structures and unkept vards.

The characteristics of the West End Neichborhood have generated problems
that appear to be more intense than other neighborhoods. While many neigh-
borhoods have major problems, the intensity to which that problem exists
appears to be greater in the West End. Therefore, it is imperative the
neighborhood assets be capitalized upon to influence, resolwve, or reduce
existing problems.

The problems have placed the West End Neighborhood in a position of having
few assets. Assets are generally determined to be those characteristics
which stabilize a neighborhood and form a basis upon which a neighborhood
environment can be built. The assets illustrated on the West End Assets
Map are the schools, churches, and government activity centers. The
transportation system of the city does not generate any particular attri-
butes for the neighborhood since it and rail systems are utilized in a
manner to encourage deterioration through noise, air and visual pollution.
However, in terms of the community facilities created by the churches,
schools and government centers, there is the opportunity to have these
assets serve as a basis for building an improved neighborhood. There is
an area on the east that has unique architectural character; however, with
the exception of this area, housing generally would have to be considered
of limited value in terms of criteria associated with a guality housing
arsa. Even though there are quality homes in the area, the impacts have
generated problems that prohibit the development of or rehabilitation of
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any quality residential areas. Therefore, it is imperative that as the
Neighborhood Development Plan is implemented, the city through its CD pro-
gram, take advantage of every tool possible to improve the residential
quality of the area and to prohibit future development which encroaches
upon single~family residences.

Resident Attitudes

The neighborhood residents are generally of the opinion that their neigh-
borhood can become a viable neighborhood within the city structure. They
recognize there are considerable influences which impact the neighborhood
and need to be changed. These include the industrial/commercial develop-
ment and limiting it to that area which is marketable or only appropriate
for utilization. They also recognize the truck traffic on South 16th Street
and 25th Street, as well as 9th Avenue, produces an environment that dis-—
courages a resident from maintaining his property. Many persons are of the
opinion truck traffic is one of the major problems; if it were eliminated
it would possibly improve neighborhood attitudes and the living environment.

There is concern among the residents that unless commercial/industrial
properties are restricted the impacts of future development will force per-
sons desiring to 1ive in the area from their homes. Conseguently, this will
encourage the homes to be purchased and potentially rented by persons having
an attitude that encourages or results in lack of property maintenance.

Nejghborhood Development Plan

The Neighborhood Development Plan proposes some dramatic changes in contrast
to existing land use concepts for the area. It should be noted from the
Prablems Map that a major problem is the over—emphasis of property in the ..
industrial zoning classification not being utilized for industrial purposes.
In many instances, the property is utilized for single-family dwellings or
has remained vacant. This indicates that even though much of this property
is crisscrdssed with railroad trackage that industrialists have passed it
by. If it is utilized for industrial purposes the industries interested
are marginal and normally seek deteriorating areas. When these industries
aras located, additional deterioration is encouraged from the impact upchn
adjacent properties. Therefore, it is recommended that the land zoned for
industrial purposes be reduced as illustrated on the Neighborhood Develop-
ment Plan. This will not remove any existing industrial uses along the
railroad trackage from the industrial zoning classification. However,

there is one exception; the large lumberyvard existing at 2nd Avenue and
21st Street. The lumberyard can exist in a commercial zone that has rather
high intensity type uses.

The railroad trackage can continue to exist in its appropriate right-of-way:
however, there is one arsa that, because of its diagonal direction through
the neighborheood, impacts approximately seven blocks. It is recommended
that these blocks and the railroad right-of-way be developed for open space
purposes with appropriate park facilities. The other railroad tracks in the
area are in right-of-way that does not necessarily disturb the development

pattern or the adjacent properties.

111



MAP 33

_w._»ux_.»q mwﬂrc_.\_n_ - R A0 D) ‘oA ~f @
228dg, usdp) -mm BEORG-G MGG (D) = mm
A0p93|0D - =R sy |RIASOPUT -Z2) by - 4104 - mwm
|Blisy fiepuodsg - == |SIuBWoy -@D  |elLaPIs)Y ﬂ__Emh._ 3|buig, -0 m
— AL gt Sl g .ﬁ:mmwl_ K o4
= E _ . ,1|&1¢|....|H4’= W ) [ m I I a] m.m
} 3 ; m
| —Ta—h = mnw

1 IS N S
e () J*r
{ I PO

.
[ Il
e v

|
L

I

NVi1d IN3INdOT3A3A



Therefore, in terms of the change in land use, it is primarily related to
the industrial properties. The remaining area contains multiple-family or
medium density land use . . . office, commercial properties along Broadway,
and two small neighborhood centers located at 2lst and 5th Avenue, 25th and
5th Avenue, and 35th and 5th Avenue.

The major street system through the neighborhood primarily consists of col-
lector streets and mincr residential streets. EHowever, 2nd Avenue, 9th
Avenue and 1&th Street have been included as secondary arterial streets.
Broadway and the extension of the South Expressway, have been included as
major arterials. Every effort should be made to redirect truck traffic.
This can easily be done by bringing trucks around the ciity on the Interstate
and north into the industrial area south of 9th Avenue. It is imperative,
if the neighborhood is to survive and to rid the area from nuisances gene-
rated by truck traffic, the traffic must be re-routed. Traffic along 2nd
Avenue should continue in a one-way pattern into the downtown area. This
provides a street for through traffic that is not oriented to the commercial
establishments on Broadway. The appropriate revisions to the movement of
traffic on 2nd Street should be made in terms of channelization, potential
widening, and signalization.

The West End Néighborhood should utilize the €D funds allocated for purposes
of housing rehabilitation as well as making the necessary park/recreation,
and open space improvements.

Profile

The total population of the area is 6,18l. The average household size is
2.83. There are 627 retired heads of househcold residing in the area. Of
the 2,199 households, 908 have children, and 346 contain 5 or more persons.
Persons residing in the area who are 18 vears of age or younger number 2,113,

The neighborhood compares very closely with the city-wide percentages.

The West End area has an average household income of $11,041. This is the
lowest average income of all the neighborhood areas. There are 185 families
(8%) who have an income below poverty level. This exceeds the city propor-
tion by 2%. The occupational breakdown for the area is: Professional and
technical--102 (4%); Managers, proprietors and supervisors--94 (4%); non-
professional/non-managerial--1,112 (41%); and Retired, Students and Non-—
working--1,152 (43%). This area has the lowest percentage of professional
and managerial workers than any of the other neighborhood areas.

The West End Neighborhood currently has 2,323 housing units within its boun-~
daries. Of these, 2,253 are occupied and 70 currently wvacent. The substandard
occupied units number 518 and 16 of the vacant structures are substandard.

There are 1,287 families who are in need of new housing units. This is 15%
of the need in the city as a whole. Of those in need of new housing, 185
should be assisted housing, while 1,102 should be in the non-assisted categery.



TABLE 14

WEST END NEIGHBORHOOD

PROFILE

Total Population

Average Househcld Size

Total Retired

Household with children
Househeold with 5 or more persons
Total Bouseholds

Persons under 1B

Household Income
Households below poverty level
Total Occupation: Heads of
Households
Professicpnal and Technical
Managers, Proprietors, Supervisors
Non-Professional/Non-Managerial
Cther
Retired 705 (26.26)
Students 145 (5.4)
Nen-working 302 (11.25})

Total Residential Structures
Single-family structures
Two—family/Multi-family structures
New Construction (Structures)®*
Single~family 7
Two~family/multi-family 1
Total Housing Units
Single~family 1,849
Two—family/muiti-family 505
Cecupied Units

Owner 1,555
Renter 698
Substandard 518
Standard & all others 1,735
Vacant Available Units
Bubstandard 16
Standard & all others 54

Housing Stock Available
Vacancy Rate
Housing Assistance Needs
Assisted Housing 185
Nen-Assisted Housing 1,102
Housing Units
Change of Occupancy

% of Total Ceccupancy
Structures Remowved

*New Construction: 1974-1975

Source(s}: Profiles of Change, R.

6,181
2.83
627
968
346
2,199
2,113

$11,041
183
2,684
102

94

1,112
1,152

2,003
1,849
154

2,323

2,253

70

2,323

1,287

636

13

Polk & Co.:

% of % of

Total Total

Neighborhood City
- 11
10 13
41 5
16 2
- 11
34 11
8 15
-— 11
4 -4
4 )
41 5
43 5
——— i2
92 11
B 1
— 3
88 3
12 2
-— 11
79 9
21 2
11
69 g8
31 3
23 11
77 11
11
23 1l
77 11
11
3 .3
15
14 15
86 15
27 2
1 16

1974-1975.

Council Bluffs Housing Assistance Plan: 1977
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ORJECTIVE:

SUB-OBJECTIVES:

OBJECTIVE:

SUB-OBJECTIVES:

OBJECTIVE:

SUB-OBJECTIVES:

CBJECTIVE:

SUB-OBJECTIVES:

STATEMENT OF OBJECTIVES
WILSON/MEYER-ROBERTS NEIGHBORHOOD

Plan the neighborhood Land use fon and place property
Ain a zondng classdfication conducive to single-family
nesddential Living.

- Rezone single-family properties to the single-family
zoning classification.

- Eliminate extensive commercial zoning where commer-
cial development has not materialized and it is in-
compatible with the single-~family living environ-
ment; Avenue G/35th Street, and the 16th Straeet
corridor.

. Orient and direct commercial development to I-29

interchanges.

Redevelop the area west cf I-29 and north of Broadway
for high density housing and supporting facilities,

. Develop industrial properties for an industrial
park environment.

Prepare a thaffic circulation plan to encowrage the
elimination of Thuck and automobile traffic.

. Prepare a truck circulation route to eliminate
though truck traffic.

. Reclassify neighborhood streets to encourage traffic
to utilize streets compatible with design criteria
for the type of traffic use.

Develop and maintain park and open space properties
fon purposes of buffering Lncompatible Land uses, and
to maximize hecreational actiuvity.

. Provide continued maintenance for all existing park
and swimming pool facilities.

Enforce minimum housing and property maintenance codes
Lo enceurage housing maintenance and the elimination
04 difapidated housing.

Through code enforcement encourage property mainte-
nance of multiple family developments.

. Require housing and property maintenance through
code enforcement in the single-family area west of
I-29 and north of Broadway; until that time when
redevelopment is assured.
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OBJECTIVE: 0 Undentake the capital improvements required #o comple-
ment the neighborthood as a quality sdingle-family resdi-
dential neighborhood.
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WILSON/MEYER-ROBERTS NEIGHRORHOOD

The Wilson/Meyer-~Roberts Neighborhood contains approximately 20% of the
City's population. It is the largest City neighborhood in population. It
contains ‘that area north of Broadway to the Missouri River and from approxi-
mately 10th Street on the east, west to the Missouri River. The neighborheood
is primarily residential; it represents probably one of the more stable and
visble City neighborhoods in terms of its physical characteristics and gen-—
eral layout. There are no physical characteristics from Broadway north to
the Missouri River dividing the neighborhood; for the most part, it is fairly
continuous with the same types of development throughout.

The location represents one of the better in the City. The Interstate borders
the neighborhood on the north and west, but there is only limited access at
25th Street, Avenue G, and 35th Street. These access or exit points do pro-
vide a problem relative to traffic circulation through the neighborhood.

The major preblem could be remedied if truck traffic were eliminated from
these streets.

Land Use Characteristics

Neighborhood land use is oriented toward the amenities associated with resi-
dential living (parks and recreation, schools, churches, and the necessary
commercial facilities to support the neighborhood. The neighborhood repre-
sents a rather sound and stable population as well as relatively good housing
characteristics. There has been considerable new construction . . . single-
family and multiple~family.

The area's land use characteristics do not generally produce offensive
nuisances. However, land use that could become offensive is located

on the neighborhood borders. This exists along 16th Street, the I-29
interchange with 25th Street, and Avenue G at 35th Street. There is over-
zoning for commercial property at 35th and Avenue G. The zoning is for land
to provide commercial facilities at a location convenient to the 35th Street
interchange’. Commercial development in this area has not materialized. It
appears unlikely due to the limited access interchange existing at this
location.

The interchange with I-29 and 16th Street is only partial . . . access to
I-29 for northbound traffic; exit from I~29 for southbound traffic. However,
16th Street from the Interstate south to Broadway has commercial development
and can be considered to be over-zoned for commercial properties. Sixteenth
Street represents a strip commercial area that has not materialized in terms
of high-value commercial properties. Its association with I-29 has not
attracted extensive development. Therefore, consideration needs to be given
to l6th Street and its potential within the neighborhood.

Relative to 25th Street, it has a full interchange with I-29. The property

adjacent to I-29 has been developed with a Holiday Inn and it appears there

is opportunity for additional development. Consideration shoulé be given to
the opportunities for commercialism at this particular interchange. If
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undesirable commercial development continues to develop at this location,
there is a strong possibility it will generate a negative impact on the
neighborhood.

Traffic circulation in the neighborhcod produces a negative impact when
considering I-29 access. The access generates truck traffic that proceeds
through the neighborhood. Therefore, consideration should be given to the
elimination of truck traffic throughout the neighborhood; trucks should
proceed on I-29 to industrial areas in the southern part of the City.

The community has several assets from both institutional and governmental
facilities. These form a significant base for neighborhcod improvement and
maintaining a stable neighborhood. The River and I-29 on the north protect
the area from encroachment of other land uses. The area west of I-29 repre-
sents an area for redevelopment; it could potentially be a desirable hous-
ing area. Other neighborhood assets focus on recent construction. Rela-
tive to the apartment projects, there is concern about management and main-
tenance and the resulting effect upon single-family residential properties.

Resident Attitudes

Residents are of the opinien the neighborhood is attractive and are generally
Pleased with the neighborhood. The fringes of the neighborhood are where
most of the problems occur; persons living in the neighborhood's interior
are not necessarily affected. This could be an indication why residents

are of the opinion the neighborhood sufficiently meets their needs. However,
in terms of the total city development pattern, there are improvements which
can be made to improve the neighborhood and offer additional opportunities
for neighborhood stability.

Neighborhood Development Plan

The plan for development/redevelopment of the Wilson/Meyver—-Roberts Neighbor-
hocd has taken into consideration the over-zoning and the lack of attractive
commercial development to materialize. It is for this reason that much

of the commercial zoned property has been recommended to decrease in area
and other uses more in conformance with current land use is proposed. This
occurs at Avenue G and 35th Street and along 16th Street. The Avenue G/

35th Street area has been proposed for multiple-family or high-density types
of housing; along 1l6th Street commercial activity at appropriate intersections
has been proposed with other properties being utilized for multiple-family
housing. There-is still an opportunity adjacent to the Holiday Inn for
additional commercial activities. ' The area along léth Street adjacent to
I-29 and occupying the Richmond Goldman Discount Store and the Motel 6
appears to have additional opportunities. However, on the east side of 16th
Street, this area could substantially be improved with entrance to industrial
properties rather than the existing strip commercial property.

Relative to the area west of I-29, it is proposed this area be redeveloped
for high-density housing. It is isolated and offers the opportunity for
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high-density housing and the facilities that accompany this type of improve-
ment. There are multiple-family housing areas included that should buffer
single~family residences from nuisances arising from commercial properties,
I-29, and industrial properties.

The remaining portion of the neighborhood remains designated for single-
family residential use. It is believed the single-family housing will con-
tinue and that new construction is likely on existing vacant properties.

It is proposed in the plan that all truck traffic be eliminated from Avenue
A and Avenue G as well as 16th Street and 25th Street. In addition, truck
traffic arriving at or departing the city at 35th Street or Avenue G, I-29
interchanges should be completely rerouted tc the southern portion of the
city and enter the industrial areas at this point. All streets should be
reserved for residential traffic.

Profile

This neighborhood has the largest population of all the neighborheod planning
areas, totaling 14,233. The average household size is 2.88. The number of
retired heads of households is 1,081. Of the 4,867 households, 2,288 have
children and 789 contain 5 or more persons. In the categories of households
with children, retired heads of household, and individuals 18 years of age

or younger, this planning area ranks first of the 11 neighborhood planning
areas.

Although the actual figures for the area are guite high, when viewed on a
percentage basis, these categories are very similar to the City as a whole.

The neighborhood has an average household income of $11,862. In this area,

275 (6%) of the families hawve incomes below the poverty level. The occupa-
tional breakdown of the area is professional and technical--292 (5%); mana-
gers, proprietors, and supervisors--348 (6%); non-professional/non-managexrial--
2,588 (45%); and retired, students and non-working——2,110 (36%). In this

area, the rieighborhood figures differ from the city-wide percentages in the
noen—-professional/non-managerial category. It is 7% higher than that for the
city.

The Wilson/Mever/Rcoberts Neighborhood has the largest housing stock of any

of the neighborhoods. There are 5,393 housing units available. Of this

total, 5,231 units are currently occupied, with 1,204 substandard. This is
also the largest number of substandard units of all the planning areas. Vacant
units within this area number 162. Of these, 37 are in substandard condition.

There are 1,874 families who have housing construction needs in this area.
This is 22% of the families in Council Bluffs who hawve housing assistance
needs. Of the 1,874, 275 should be assisted housing. Those in the non=~
assisted category number 1,599.
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TABLE 15

PROFILE

WILSON/MEYER-RCBERTS NEIGHBORHOOD

Pemographic and Economic Profile

Total Population 14,233
Average Household Size 2.88
Total Retired: Head of Household 1,681
Households with Children 2,288
Households with 5 or more persons 789
Total Households 4,867
Persons under 18 5,036
Rousehold Income $11,862
Households below poverty level 275
Total Occupations: Heads of households 5,784
Professicnal and technical 292
Managers, Proprietors & Superviscrs 348
Non-Professional/Non-Managerial 2,588
Other 2,110
Retired 1,284 22.1%9
Students 351 6.06
Non-working 475 B8.21
Housing Profile
Total Residential Structures 4,450
Single~family residences 4,208
Two-family & Multiple~family 242
New Construction (Structures)* 31
Single-famiiy 25
Tweo-family/Multi-family 6
Total Housing Units 5,391
Single-family 4,308
Two-family/multi-family 981
Ccecupied Units 5,231
Owner 3,976
Fenter 1,255
Substandard 1,204
Standard & all cothers 4,027
Vacant Available Units 162
- Bubstandard 37
Standard & all others 125
Housing Stock Available 5,393
Vacancy Rate
Housing Assistance Needs 1,874
Assisted Housing 275
Nen-Assisted Housing 1,599
Housing Units
Change of occupancy % of total
Oceupied 1,242
Structures Removed 23

*New Construction: 1974-1975.

Source(s): Profiles of Change, R. L. Polk & Co.:
Cowicil Bluffs Housing Assistance Plan:
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% of % of
Total Total
Neighborhood City
- 26
22 23
47 12
16 4
-— 25
i5 27
) 22
- 25
5 1
6 1
45 11
36 9
- 26
°5 26
5 19
- 12
80 11
20 14
- 25
81 27
19 20
76 26
24 20
23 6
77 20
26
23 26
77 26
26
3 .8
22
15 22
85 22
28 24
.5 29
1974-1975.
1977
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PREPARED BY:
SELECTION RESEARCH, INC.
OMAHA, MNEBRASKA

Methodology

A systematic sampling procedure was utilized in order to ob-
tain statistically accurate and projectablie results. A criss-cross
street directory was used along with a system so that the sample could
be selected in an orderly fashion. Street addresses that composed the
six neighborhoods were totaled, the total was divided by every nth
number in order to achieve the correct sample size. Such methodology
assures a reflective Took of the City and its six neighborhoods.

A total sample size of five hundred (500) residents was agreed
upon mutually by the City staff, Mr. Kent Crippin (representative -
Lawrence-Leiter) and the research agency. The maximum étandard error
range for the total sample is ¥4.4 percentage points at a 95% level of
confidence.

Areas surveyed were established by the City of Council Bluffs
planning staff. The reader should keep in mind that total results
of the survey are not projectable to the entire city. This is be-
cause equivilant samples (N = 83) were drawn from each of the neigh-
borhood arsas to ensure sufficient stability from each of the areas
and to allow comparisons. The sample size was determined so that
each of the six (8) neighborhoods' needs and attitudes could be ad-
dressed. Each of the six sub-samples had a sample size of eighty-
three (83). It should be noted that this sample size is sufficient
only to make comparisons between neighborhoods. The sub-sample size
is not large enough to study the neighborhoods independently. Each
sub-sample error range was *10.8 percentage points at a 95% level of
confidence.

Interviewing was done by teiephone by professional telephone

interviewers. Interviewing dates were November 12-19, 1975.



Sample Characteristics

Characteristic Frequency Percentage
Sex
Male: 195 39%
Female: 305 61%
Number of Children Under 18 .
None: 248 504
Cne: 88 18%
Two: 84 17%
Three/Four: 64 13%
Five/More: - 16 3%
Work
Council Bluffs: 205 41%
Omaha: - 168 34%
Other: 22 4%
Retired: 105 21%
Total: 500 100%
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cj COFUITY RESPOUSE city of founcil T oo~
Hoverber 12-19, 1976

{Phone Hmer)

(1-5 104
(5) SEA: 1 - ilale 9 - Female
(From 25)

(7) uQUSEROLD wpBER: 1 - 1 2 -2 3-30rh 4 - 5 or more
(From 225)

(3) HUMBER OF CHILDRER: 1 - lone 7.1 3- p 4 -30° n 5-50° more
(From #2C)

(G) WORK: 1 - Council niuffs 2 .~ Oman 3 - QOther
(From #27)

_(10) AREA: -1 2-% 3° 5 4-% 5-°° 6 -6
( From 228) 2 7

_,__w__,,__ﬂ,__,ﬂ,___ﬂ__ﬂ______,ﬂ_,_,ﬂ____ ———

Hello, this is with SRI community Responsts 2 1ocal survey research com-
pany. e have DEER asned Ly the city of gouncil SJluffs to conduct 2 survey of Council
3juffs residents. it is @ brief jntarview. {Any questicﬂs, call John gheltren at
ihe City of Council nluffs - 328-4629) .

 —

(13) 1. yow long nave vou 1ived at your current address? (open»eﬂded)

1 = Lawlzr 1 yca
2 «~ 1 year to Y year 11 months
3 - 2 years td 4 years 11 months
A - 5 yzars AD 15 y2ars

-

5 ~ Jvevr 15 years
(1) 2. In total, hov many years Haye you 1ived in Council pluffs? (open-ended)

List Time: Yaars Honths
Under 1 ¥€
1 year to
2 years L
5 ysars
gver 1Y years
- Over 1Y e T (Skip to 3)

yaar 11 months
Aoyears 11 months

(rsk 2R)

fj'icﬁ-i-"wl\)l—-l
oot 1

(15) 2h. WY 4id you move 10 Council pluffs? (open-endad)

(15) 3. {ask to Ayoryona) unat do you 1ike most about gouncil pluffs? (ogen-endad




; &.. Hoeomuch impact did each of the following factors hava on your decision to
Tive in your neighborhood? (factors rotated - rosponses read)

Large Some A Little o
Impact Impact _Impact Imnact

(17) A. ‘Housing available in my price range: 1 2 3 3
(13) B. The schools: 1 2 3 4
(19) C. Closanass to work: 1 2 3 4
(20) D. Recreational facilities availablea: 1 2 3 3
{21) E. Quality of tho nzighborhood's
physical charactaristics: 1 2 3 4
(22) F. Safety and security of the neighborhood: 1 2 3 a4
(23) G. Fricndlinnss: 1 2 3 4
(24) . Friznd or relativas wers alraady in
the neighborhood: 1 2 3 a4
(25) I. Shopping facilities available in
the npeighborhond: 1 2 3 )
(26) J. Ceonvaonience of access to public
. tronsnortation: 1 2 3 4
(27) K. Clnsansss o a2 church or synagogua
of your choice: 1 2 3 4
(253) 5. Is your praseont rasidenca:
1 - A house (single family dwelling)
2 ~ Duplex
3 ~ One of severz1 aparitments in a convertad house
4 - Apartmont or townhousoe in a complox
5 - Other (List:)
____{29) 6. Do ycu: (responses read)

1 - Own your hcme
2 - Makz pavments on your home
3 - Ront your home

(30) 7. If you were to have to move from your prasant house or apartment for some
reason, would ynu profer to live in the same neighborhood, in some other
Council Bluffs' neighborhnod, or scmowmzre in the vicinity but not in Council
Bluffs? (open-ended

1 - Same neighborhood we=-emscmmmcccomaean- (Skip to 8)
2 - Diffarant neighberhoad-____~__‘_““*ﬁa_
3 - Qutsida »f Council Bluffs (Ask 74)

f31} 7A. Hhere? (onen-onded)




§-19.

Please consider the entire City of Council Bluffs.

Hould you

the (insert 8-19} is good, average, or pnor in tho city as a whola?

about in yrur particular nzighboritood of Council Sluffs?

e

10.

11.

12.

17.

Condition nf the strocts and roads.

. City:

8. Haighborhood:
Sttractivaencess.,

A, City:
3. Heigaborhond:

Safety and sccurity.

A. City:
3. Neighborhood:

Genoral un-koop of property.

A, City:
8. Heighborinod:

Recraational and nark facilitiss.

A. City:
B. Heighborhoad:

. City recreational arngrams.

A. City:
B. [aighborhnnd:

. Traffic circulation.

A. City:
G. aighborhaod:

. The friendlinass of the paonle Tivina thereo.

A. City:
3. dzighboriood:

City zoning and building controls.

Citv:
JAaighborhood:

Us Jo
-

Bus sorvico.

l‘a‘l Cit‘y:
5. ileighborhncd:

say that
How

(il
fond  Average  Poor Idza)d
1 2 3 )
1 2 3 &
1 2 3 4
1 2 3 4
1 2 3 4
1. 2 3 3
1 2 3 I
1 2 3 4
1 2 3 4
1 2 3 4
1 2 3 I
1 2 3 Z
1 2 3 4
1 2 3 4
1 2 3 4
1 -2 3 4
1 2 3 "
1 2 3 4
1 A 3 3



(

{

5

5)

7)

___(58)

(

c

9)

(Ho
Good  fwverage  Poor  Idea)

13, Shopning faci]ities.

Wity ey A 2 3 4
"f1gﬁbmraﬂnd £ * 1 2 3 4

19. Mork opportunitios.
i, City: 1 2 3 4

2%, Overall, would you say the City of Council Bluffs is headed: (rosponscs

Strongly upwarﬁ-.ﬁu_ﬁ_“ﬁ______
Genarally upward (Ask 204)
Gonaral 1y cwnward-mﬁ_________ﬂ

Strongly downward (fsk 208)
(ilo Idea) =mmwwsmammmcmmemaeee (Skip to 21)

Ll FVR oG I
i 1

[+
L

e
o
e}

. dhy do you think it is headed upward? {open-cnded)

i

{Skip to 21)

20B. hy do you think it is headed downward? (opan-ondad)

21, OvnrnTi, weuld vou say vour particular n°1gﬁborﬁﬁod of Council Bluffs
is h%iged (rosponses irzad) i -

- Strongly upward—-h_______h“h‘&
NG d fisk 214)

Gengrally upwar
Generally dawmward —

Strongly downward == {Ask 21B)
(Ho Ided)em—m——mmmmvrm e (Skip to 22)

L7 s Q) PO e
1

214, Why do you think it is headoed upward?  (open-ended)
4

(Skip tn 22)

{(60) 213, Hhy do you think it is headed downward? (open-endad)




